MEMORANDUM

Agenda Item No.  8(F)(3)

TO: Honorable Chairman Jean Monestime DATE: May 19, 2015
and Members, Board of County Commissioners

FROM: R.A, Cuevas, Jr. SUBJECT: Resolution rescinding
County Attorney Administrative Order 8-5,

related to permission to

conduct private business on
public property; approving
Implementing Order 8-5 related
to permission to conduct private
business on public property and
establishing a fee schedule for
Parcel B

The accompanying resolution was prepared by the Internal Services Department and placed on
the agenda at the request of Prime Sponsor Commissioner Juan C. Zapata

K/

R. A. Cisvad, Jr. {
County Attorney

RAC/ep



MIAMIDAD

Memorandum

Date: May 19, 2015

To: Honorable Chairman Jean Monestime
and Members, Board of C ommissioners

From: Carlos A. Gimenegj
County Mayor

Subject: Resolution Rescinding Administr3ve Order 8-5, Permission to Conduct Private Business on
Public Property, and Approving Implementing Order 8-5, Permission to Conduct Private
Business on Public Property and Fee Schedule for Parcel B

Recommendation

it is recommended that the Board of County Commissioners (Board) adopt the attached resolution that
rescinds Administrative Order (AQ) 8-5, Permission to Conduct Private Business on Public Property, and
approves implementing Order (10) 8-5, Permission to Conduct Private Business on Public Property and Fee

- Schedule for Parcel B. The proposed Implementing Order 8-5 incorporates the following changes:

« Establishes a Fee Schedule for use of Parcel B pursuant to R-688-14, which was adopted by the Board
on July 17, 2014, based on an appraisal/valuation analysis conducted by CBRE, Inc., a third-party real -
estate appraisal firm;

e If the County has issued a solicitation but has not issued a final award, authorizes the County Mayor or
County Mayor’s designee to extend expiring revenue-generating permits to conduct private business on
County property on a month-to-month basis, not to exceed one year, until a concession, lease, or
agreement is awarded through a competitive process for all County properties; and

« Updates departmental names and similar non-substantive changes throughout the document.

v 172014 the Board adopted Resolution R-688-14, which directed the Mayor fo: (a) employ a

AN

AN

certified appraiser to appraise the fair market value of Parcel B and (b} utilize this appraisal to propose a fee
schedule for use of Parcel B by third parties. Resolution R-688-14 also established the policy that fee
revenues received from Parcel B, less the payment of costs associated with its operation and maintenance,
be allocated to fund capital improvements at County parks subject to annual appropriation by the Board.
The details of the fair market value appraisal conducted, as well as the recommendation from the appraiser
as to the appropriate rental rate to be charged to third parties, are discussed in the Background Section of
this transmittal memorandum.

Scope
Parcel B is located at 400 NE 8 Street, Miami, Florida (behind the AmericanAirlines Arena), which is located

in Commission District 3 and represented by Commissioner Audrey M. Edmonson. However, rental/use of
Parcel B is generally conducted in association with events that are countywide in nature.

Additionally, private use of other County properties is conducted throughout all of Miami-Dade County.

Fiscal Impact/Funding Source

Based on the historical usage of Parcel B by third parties, it is estimated that the proposed increased daily
fee structure would increase the annuat revenues generated by Parcel B from approximately $80,000 to
approximately $230,000, an annual gain of $150,000. Per Resolution R-688-14, these revenues, net of
operating and maintenance costs, would be allocated to the Parks, Recreation and Open Spaces
Department for capital improvements at County parks.

Track Record/Monitor
Each County department is responsible for the management and oversight of the properties under their
purview. Jose Galan, Director of the Real Estate Development Division in the Internal Services Department,
is responsible for the countywide management, oversight, and implementation of the policies set forth in
Implementing Order 8-5.
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Honorable Chairman Jean Monestime
and Members, Board of County Commissioners
Page 2

Background

Parcel B Fee Structure

Subsequent to the July 17, 2014 Board meeting, CBRE, Inc. was competitively selected to conduct the
appraisal and analysis tasks outlined in Resolution R-688-14. CBRE, Inc. provided its completed appraisal
on September 29, 2014 (Attachment 1). In determining a fair market daily rental rate for the current uses on
Parcel B, CBRE, Inc. based its analysis on market research and gave consideration to several factors
including the current fee structure, the types of existing and potential users, and the intensity of use. The
daily fee structure proposed is as follows and incorporated into the recommended Implementing Order 8-5:

Description of Use Deposit Amount Daily Fee Amount
Valet Parking $2,000 $4,000
Staging for Concerts $2,000 $1,100
Staging for the Circus $5,000 $1,300
Carnivals $5,000 $18,000
Concerts $5,000 $36,000
Parties $2,000 $2,500

The County currently provides permit agreements for the use of Parcel B fo entities not affiliated with the
County, such as Basketball Properties, inc., concert operators, and operators and sponsors of other types of
events.

Parcel B Appraisal Value

As it relates to the full appraisal value of Parcel B, Page 2 of the letter from the appraiser dated September
29, 2014 (Attachment 1) shows possible market values under different scenarios, ranging from the value of
the Parcel B tract itself under current zoning restrictions, to the value of Parcel B including accompanying
rights-of-way and unrestricted zoning. The possible market value under these scenarios varies widely,

ranging from $7.5 million to $120 million.

Month-to-Month Extensions of Permits

. Administrative Order 8-5 currently provides an administrative process for issuance by the County Mayor or
County Mayor's designee of a one-year permit, plus a one-year renewal term for private businesses fo
conduct private business on any County property. Such permits are issued for short-term concessions, use
of parking lots, and similar County revenue-generating contracts with private businesses, usually for special
events or when there is a need to provide certain goods and services to the public that are not currently
provided by the County. Such permits are intended fo be used while a competitive process is underway for
the use of County property. There is currently no authorization provided in the existing Administrative Order
8-5 to allow the County Mayor or County Mayor's designee to extend such permit until a competitive contract
is awarded. As such, the proposed Implementing Order 8-5 includes new language, authorizing the County
Mayor or County Mayor's designee to extend revenue-generating permits on a month-to-month basis when
such a situation exists. This change is not intended to diminish the County's long-established competitive
bidding process, and the County will follow all applicable competitive procedures in awarding concessions,
leases, or related contractual agreements.

Attm

Edward Marquez \ (/

Deputy Mayor



ATTACHMENT 1

APPRAISAL REPORT

MARITIME ARENA PLAT, TRACT B

400 NLE. 8th Street

Miami, Miami-Dade County, Floride 33132
CBRE, fnc. File No. 14-397MI-1550

Client Reference No. R-797-00

Dawn M. Soper

Real Estate Officer

MIAMI-DADE COUNTY, INTERNAL SERVICES
DEPARTMENT REAL ESTATE DEVELOPMENT
DIVISION

111 N.W. Tst Street, Suite 2460

Miarni, Florida 33128




VALUATION & ADVISORY SERVICES

777 Brickell Avenue, Suite 910
Miarmi, FL 33131

T (305) 381-6472
F (305) 381-6441

www.chre.com

September 29, 2014

Dawn M. Soper

Real Estate Officer

MIAMI-DADE COUNTY,

INTERNAL SERVICES DEPARTMENT REAL ESTATE DEVELOPMENT DIVISION
111 NLW. 1st Street, Suife 2460

Miami, Florida 33128

RE:  Appraisal of Maritime Arena Plat, Tract B
400 NL.E. 8th Street
Miami, Miami-Dade County, Florida
CBRE, Inc. File No. 14-397MI-1550
Client Reference No. R-797-00

Dear Ms. Soper:

At your request and authorization, CBRE, Inc. has prepared an appraisal of the market value of
the referenced property. Qur analysis is presented in the following Appraisal Report.

The subject property comprises two parcels: a 2.77-acre (120,485-5F) civic space and parks
zoned parcel identified as Tract B of the Maritime Arena Plaf; and 1.38-acres (60,302-SF) of
dedicated right-of-way that wraps Tract B. The combined site area fotals 4.186-acres {180,517-
SF). The subject property is part of an 19.042-acre, unplatted parent tract {n.k.a the Maritime
Arena Plat, Tracts A, B & C) of land that was purchased by Metropolitan Dade County from the
City of Miami for the express purpose of developing a multipurpose professional sporis franchise
facility, known as the American Airlines Arena (AAA), and related facilities including parking
support, refail, specialty enfertainment, dining, cinema, public cultural facilities, museums, visitor
attraction space and ancillary office space.

It is important to note, the sale purchase and deed transfer of the parent tract, including the
subject Tract B includes d restrictive covenant, which limits the development on all of the land for
a 33-year period commencing January 8, 1998, to the arena, ie. sports & enfertainment
complex including 37,500-SF of office space; refail, food & beverage space within the ficket
secure ared inside the arena: 30,000-SF of refail space located outside of the secure ticket area;
parking, roadways, plaza and other public spaces on Tract A of the Maritime Arena Plat; and
specialty entertainment up to 70,000-SF for retail, dining, cinema, public cultural facilities,
educational facilities, museums and visitor attractions, as well as, administrative office space on
Tract B of the Maritime Arena Plat. Adequate parking facilities for the aforementioined uses has
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to be built on site, either below or above ground on surface of multi-level parking facility and the
City of Miami Baywaillc for downtown has fo be maintained.

At the specific request of the client, we have been asked fo estimate the markef value As Is and
the market rent As Is (annual ground rent) of the subject property Tract B, i.e. 2.77-acres; and,
Tract B including the dedicated rights-of-way, i.e. the total 4.186-acres. We have also been
asked to estimate the fair market daily rental rate of several allowable uses including valet
parking support for Miami Heat games at the AAA; the staging support for concerts & circus
events occurring at the AAA; and, third party sponsored concerts, carnivals and private party
events. The schedule of fair market daily rental rates is attached as an exhibit in Addenda A of
this report.

We have also been requesied 1o estimate the hypothetical market value based on the highest &
best use of Tract B with and without the dedicated rights-of-way and dssuming no restrictions and
being able to adequately re-zone ard/or re-plat the site, including the dedicated rights-of-way,
necessary fo achiave the maximum highest & best use of the subject property.

Based on the analysis contained in the following report, the market values As s, market rent As s
and the hypothetical values without restrictions for the subject is concluded as follows:

MARKET VALUE & MARKET RENY CONCLUSIONS

Appraisal Premise Inlerest Appraised Dals of Valus Value & Rent Conclusians
As |5 Land Vaolue of Tract B Fee Simple Estute Sepiember 2, 2014 $7,500,000
A Js Land Value of Tract B & Dedicaled Rights.of -Way Fee.Simple Eslute Seplember 2, 2014 510,000,000
As Is Market Ren! for Tract B Fee Simple Eslnts Seplember 2, 20714 $720,000
As (s Markst Renl for Tract B & Dedicated Righis-of-Way Fee Simple Estale September 2, 2074 $820,000
Hypothelical Yalue of Tracl B {Wilhout Resiriclion of Use] Fee Simple Fslale Sepfember Z, 2014 $700,0007000
Hygolhefical Value of Tract B & Dedicaled ROW (Withoul Restriclion of Use)  Fee Simple Estale Seplember 2, 2014 $120,000,000

-Gampiied by CBRE

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of,
and inseparable from, this letter.

The following appraisal sets forth the most pertinent data gathered, the techniques employed,
and the reasoning leading to the opinion of value. The analyses, opiniens and conclusions were
developed based on, and this report has been prepared in conformance with, the guidelines and
recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP),
the requirements of the Code of Professional Ethics and Standords of Professional Appraisal
Practice of the Appraisal Institute.

The intended use and user of our report are specifically identified in our report as agreed upon in
our contract for services and/or reliance language found in the report. No other use or user of
the report is permitted by any other party for any other purpose. Dissemination of this report by
any parly to non-client, non-infended users does not extend relichce fo any other parly and CBRE
will not be responsible for unauthorized use of the report, ifs conclusions or contents used
partially or in its enfirety.

CBRE



Dawn M. Soper
September 29, 2014
Page 3

It has been a pleasure to assist you in this assignment. If you have any questions concerning the
analysis, or if CBRE can be of further service, please contact us.

Respectfully submitted,

* CBRE - VALUATION 8 ADVISORY SERVICES
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Stuart J. Lieberman, MAI Jomes E. Agner, MAI, MRICS

Vice President Managing Director — Florida/Caribbean
Cert Gen RZ1074 Cert Gen RZ382
www,cbre.com/stuart.lieberman www.cbre.com/james.agner

Phone: (305) 381-6472 Phone: (305) 381-6480

Fax: (305) 381-6441 Fax: (305) 381-6441

Email: st lishsrmorn@ebre.com Email: jomes.ogred@ebre.com




Certification

Certitication

We certify to the best of our knowledge and belief:

1.
2.

The statements of fact contained in this report are frue and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are our personal, impartial and unbidsed
professional analyses, opirions, and conclusions.

We have no present or prospective inferest in or bias with respect to the property that is the

subject of this repart and have no personal inferest in or bias with respect fo the parties
involved with this assignment,

. Our engagement in this assignment was not contingent upon developing or reporting

predetermined results.

Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

This appraisal assignment was not based upon a requested minimum valuation, a specific
valtuation, or the approval of a lean.

Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Uniform Standards of Professional Appraisal Practice, as well as the
requirements of the State of Florida.

. The reported analyses, opinions, and conclusions were developed, and this report has been

prepared, in conformily with the requiremenis of the Code of Professional Ethics and

9.

10.

11

12.

13.

14.

Standards of Professional Appraisal Practice of the Appraisal Instifufe.
The use of this report is subject to the requirements of the Appraisal Institute relating ta review
by its duly authorized representatives.

As of the date of this report, Stuart J. Lieberman, MAl and James E. Agner, MAI, MRICS have
completed the continuing education program for Designated Members of the Appraisal
Institute.

Stuart J. Lieberman, MAI and James E. Agner, MAl, MRICS have both made a personal

inspection of the property that is the subject of this report.

No one provided sighificant real properly appraisal assistance fo the persons signing this
report.

Valuation & Advisory Services operates as an independent economic entity within CBRE, Inc.
Although employees of other CBRE, Inc. divisions may be contacted as a part of our routine
market research investigations, ahsolute client confidenticlity and privacy were maintained at
all fimes with regard to this assignment without conflict of interest.

Stuart J. Lieberman, MAl and James E. Agner, MAl, MRICS have nof provided any services, as
an appraiser or in any other capacity, regarding the property that is the subject of this report
within the three-year period immediately preceding acceptance of this assignment.

Stuart J. Lieberman, MAI James E. Agner, MAl, MRICS
Cert Gen RZ1074 ' Cert Gen RZ382

‘g CBRE
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Executive Summary

Executive Summary

Property Nume

Location

Client Reference Number
Highest and Best Use

As IFVacan!

Property Rights Approised
Date of Report

DPate of Inspection

Maritime Arena Flat, Tract B
400 NLE. 8th Sireet, Miami, Miami-Dade County,
Florida 33132

R-797-00

Mixed-use relail/restaurant plazo with transient
dockage, Boywalk, open space & public park
slernenis

Fee Simple Estate
September 29, 2014
September 2, 2014

Estimated Exposvre Time 12 Months
Estimuted Marleting Time 12 Months
tand Area - Tract B 2.77 AC 120Q,485 SF
Land Aren - Rights-of-Way 1.42 AC 61,856 SF
Totil Lund Area - Tract B & Dedicated Rights-of-Woy 4.19 AC 182,341 5F
Improveiments - Propesed

Praparty Type Land

Number of Buildings TBD

Number of Stortes 2

Gross Building Area 70,000 5F {Reiail)

Year Built Proposed

Condition New
Buyer Profile Developer
VALUATION Total Per SF
Murliet Veilue As Is of Tract B On September 2, 2014

Cost Approach MNoi Applicable -

Sales Comparison Approach $8,000,000 $66.40

Income Approoch - Land Residual $7,000,000 $58.10
Market Value As Is of Tract B & ROW On September 2, 2014

Cost Approach Not Applicable -

Sales Comparison Approach £1¢,000,000 $54.84

Income Approach. - Land Residual

Net Applicable -

CONCLUDED MARKET VALUES 5 MARKET RENTS

Appralzal Premise

Interest Appraised

Date of Value Valuves & Rent

As s Lond Volue of Tract B
As Is Land Value of Tracl B & Dedicated Righss-of-Way
As s Market Rent for Tract B

As Is Marke! Reni for Tract B & Dedicoled Rights-of-Woy

Hypothetical Value of Tract B (Without Reslriclion of Use)

Hypothetical Value of Trael B & Dedicated ROW (Without
Resiriclion of Use)

Fee Simple Eslate
Fee S5imple Estale

Fee Simple Estate
Fee Simple Esfate
Fee Simple Estale

Fee Simple Eslate

Septernber 2,72014 $7,500,000
Seplember 2, 2014 $70,000,000
September 2, 2074 $720,000
September 2, 2014 $820,000

September 2,2014 $100,000,000

September 2, 2014 $120,000,000

Compiled by CBRE

vi
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Exacutive Summary

STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS [SWOT)
Sirengths/ Opportunities

« The subject fronts the west bank of Biscayne Bay and is surrounded by the American Airlines
Arena (AAA) to the west, Port Boulevard and Bayside Marketplace to the south and Museum
Park to the north.

¢ The subjsct is located within convenient walking distance fo the Adrienne Arsht Performing
Arts Center, the Adrienne Arsht Cenfer Meiromover Station and the Omni Center bus
Terminal.

s Strategic location within the downtown Miami CBD and urban core.

« Long term outlook and population growth for Miami CBD is very positive, including Port
Miami growth from the Panama Canal expansion and new residential & hotel towers under
construction and proposed.

Waeaaknesses/ Threats

o The Baywalk project remains fragmented and requires additional segments and pedestrian
bridges to be completed before the pedestrian connectivity can be realized.

e The deed restrictions an covenants adversely impact the ultimate highest & best use of the
subject site, i.e. high density, mixed-use residential/retail fower with unobstructed Biscayne
Bay views.

EXTRAORDINARY ASSUMPTIONS

An extraordinary assumption is defined as “an assumption directly related to a specific
assignment, as of the effective date of the assignment results, which if found to be false, could

aiterthe appraiser’s opintons-or-conchusions:”—

+  We requested a survey of the subject Tract B and the dedicafed rights-of-way, but none was
provided. Our site area presentation and caleulations are based on the legal description
provided, the recorded plat for Maritime Arena, Plaf Book 154, ot Page 37, as recorded in
the Migmi-Dade Counfy Public Records, and o Coordinate Geometry Report (COGO)
provided by the client and prepared by Miami-Dade County Public Works & Waste
Management, doted August 219 2014, It is important to note, the COGO site area
caleulations provided included the baywalk areq, i.e. the edge of the plat and east to the
bulkhead fine, but exclude the seawall, i.e. east of the bulkhead line. The baywalk square
foot area is also excluded from the subject site area and onalysis in order to remove the
maintenance cost obligations from what is intended fo be a public baywalk, while retaining «
marketable benefit to any prospective user of the subject site.

HYPOTHETICAL CONDITIONS

A hypothefical condition is defined as “a condition, directly related o a specific assignment,

which is contrary to what is known by the oppraiser fo exist on the effective date of the

assignment results, but is used for the purposes of analysis.” *

¥ The Appraisal Foundation, USPAP, 2014-2015 ed., U-3.

2 The Appraisal Foundation, USPAP, 2014-2015 ed., U-3.

" 1y CBRE



Exccufive Summary

Because the highest & best use of the subject property Tract B with or without the
dedicated rights-of-way assumes o high density, mixed-use residential/retail fower without
restrictions or regard to the lengthy & costly re-zoning and re-platting process including a
complex approval process from City, County and Arena operating entities, it is considered
to be hypothefical.

it
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introduction

OWNERSHIP AND PROPERTY HISTORY

Tile to the properly is currently vested in the name of Miami-Dade County GSA Real Estate
Management, who acquired title fo the property in January 1998, as vacant for $37,606,234,
including the entire 19.042-acre parent fract.

The subject properly was purchased by Metropolitan Dade County from the City of Miami for the
express purpose of developing a multipurpose professional sports franchise facility, known as the
American Airlines Arena (AAA}, and related facilities including parking support, retail, specialty
entertainment, dining, cinema, public cultural facilities, museums, visitor affraction space and

ancillary office space.

As part of the aforementioned sale transaction, a Tri-Party Agreement was executed between the
City of Miami, Bayside Center Limited Partnership and Miami-Dade County in support of the
American Airlines Arena (AAA) Agreement by providing certain rights and responsibilifies for the
construction of the AAA. The AAA agreements provided for the planning, design, construction,
operation and management of the subject Tract B retail complex. The Tract B retail complex
consists of: up fo 70,000-SF of rentable square feet of permanent retail space ond attendant
service facilities; carls, kiosks and other retail/food merchandising units which are semi-

permanent in nature and event carts present outside the ticket secure zone on the entire site,

———excluding—theroadways;focilities for fransient maritime docking along the eastern seawall; a

Baywalk; open space and consfruction of a pedestrian bridge.

However, under the Composite Amendment Eight (8) fo the AAA agresments and the second
amendment fo the Tri-Parly Agreement, Bayside Center Limited Parinership’s rights & obligations
under the Arena Agreements to the subject Tract B retail complex were terminated in order for the

County to utilize the subject Tract B for public open space purposes.

It is also our understanding, as of April 2014 and through the effective date of this appraisal, that
the subject site is being considered for possible development of a Cuban Exile History Museum on
subject Tract B and the dedicated rights-of-way.

INTENDED USE OF REPORT

‘This appraisal is to be used for internal decision making and possible ground lease negotiations

by the client, and no other use is permitted.

INTENDED USER OF REPORTY

This appraisal is 1o be used by the client, Miami-Dade County, Internal Services Department Real
Estate Development Division and Members of the Board of Miami-Dade County Commissioners,

and no other user may rely on our report unless as specifically indicated in the report.

1
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Introduction

Intended Users - the intended user is the person (or entity) who the appraiser intends
will use the results of the appraisal. The client may provide the appraiser with
information about other potential users of the appraisal, but the appraiser ulfimately
determines who the appropriate users are given the appraisal problem to be solved.
Identifying the infended users is necessary so that the appraiser can repott the
opinions and conclusions developed in the appraisal in @ manner that is clear and
undersiandable to the intended users. Parties who receive or might receive a copy of
the appraisal are not necessarily infended users. The appraiser’s responsibility is fo
the intended users identified in the report, not to all readers of the appraisal report. ®

PURPOSE OF THE APPRAISAL

The purpose of this dppraisal is to estimate the market value, market rent and hypothetical value

of the subject property.

DEFINITION OF VALUE

The current economic definifion of markef value agreed upon by agencies that regulate federal

financial institutions in the U.S. (and used herein) is as follows:

The most probable price which a property should bring in a competitive and open market under
all condifions requisite to o fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in" this
definition is the consummation of a sale as of a specified date and the passing of title from selter

to buyer under conditions whereby:

1. buyer and seller are fypically motivated;

2. both pariies are well informed or well advised, and acting in what they consider their own
best interests;

3. o reasonable time is allowed for exposure in the open market;

4. payment is made in ferms of cash in U.S. dollars or in ferms of financial arrangements
comparable thereto; and

5. the price represents the normal consideration for the property sold unaffected by special
of creative financing or sales concessions granted by anyone associated with the sale. 4

Market rent is defined in the 13th Addition of The Appraisal of Real Estate as the rental income
that a properly would probably command in the open market. It is indicated by the current rents
that are either paid or asked for comparable properties with the same division of expenses as of

the date of oppraisal.

INTEREST APPRAISED

The value estimated represents fee simple estate and defined as follows:

3 Appraisal Instifuite, The Appraisal of Real Esiate, 14" ed. (Chicago: Appraisal Instifute, 2013), 50.

4 Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume 75 Number 237,
Page 77472,

2 RE



lntroduction

Fee Simple Estate - Absolute ownership unencumbered by any ether interest or esiate,
subject only fo the limitafions imposed by the governmental powers of faxation,
eminent domain, police power and escheat. ®

Leased Fee Interest - A freehold (ownership interest) where the possessory inferest has
been granted fo another party by creation of a contractual landlord-tenant
relationship (i.e., a lease). ®

Leasehold Interest - The fenant’s possessory interest created by a lease.”’
Y Y

SCOPE OF WORK

This Appraisal Report is intended to comply with the reporting requirements set forth under
Standards Rule 2 of USPAP. The scope of the assignment relates to the extent and manner in
which research is conducted, data is gathered and analysis is applied. CBRE, Inc. completed the

following steps for this assignment:

Extent to Which the Property is [dentified
The property is identified through the following sources:

» postal address

» assessor's records
s legal description
e recorded plat

Exient to Which the Property is Inspected

The extent of The inspection included the fottowing: on=site und surroundingenvirons:

Type and Extent of the Data Researched
CBRE reviewed the following:

e opplicable tax data

* zoning requirements

» flood zone status

» demographics

» compdrable sale, listing & renfal data

Type and Bxtent of Analysis Applied
CBRE, Inc. analyzed the data gathered through the use of appropriate and occepted appraisal

methodology fo arrive at a probable value indication via each applicable approach to value. For

vacant land, the sales comparison approach has been employed for this assignment.

3 Dictionary of Real Estafe Appraisal, 78.
6 Dictionary of Real Estate Approisal, 113.

7 Dictionary of Real Estate Appraisal, 113.

|1



Intreduction

Data Resources Utilized in the Analysis

DATA SOURCES
ltem: Source(s):
Site Data o . -
Size Legal description, recorded plat and Coordinate Geometry Report (COGO

Improved Data - Proposed
Building Ared
No. Bldgs.
Parking Spaces
Yeor Built/Developed

Other
Resolutions & Amendments
Conceptual Studies

measurements

Restrictive Covenants and conceptual studies
T8D

TBD

Propesed

Composite Ameridments. 6, 7 & B to American Airlines Arena agreemsiit
Memorandurns to update concepiual studies of possible use of a Cubon Exile
History Museum
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Moody's Economy.com provides the following Miomi, FL [Metropolitan Division] metro area
economic summary as of Jul-14, The full Moody’s Economy.com report is presented in the

Addenda.
MIARMI, FL [METROPOLITAN DIVISION] - ECONOMIC INDICATORS

Indicators 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019
Gross Metro Producl [C$B) 1113 1048 104.1 104.4 106.7 we3 10%.3 1115 1138 155 176.5 1167
% Change -8.7 5.8 -0.7 0.3 2.2 1.5 0.9 20 21 1.5 0.8 0.2
Total Employmen) (Ths) 1047.4 9B8.6 9B5.1 4,007.8 14315 1,068.3 1,087 6 1,118 1,139.8 1,159.8 i168.7 14721
% Changs .8 54 -0.4 2.3 2.4 2.6 28 22 25 1.8 0.8 0.3
Unemployment Rale (%) 43 113 12.4 1.3 9.5 8.4 7.2 6.7 5.8 5.1 46 4.6
Personal Income Growih (%] 1.9 3.0 4.7 6.5 2.9 3.4 6.0 6.6 6.8 4.1 49 42
Medion Household Income {$ Ths) 44.0 a132 40.5 406 41.5 43.7 44.7 46.4 481 49:8 51.2 52.4
Population (Ths) 2,436.1 24839 2,504 2,566.7 2,592.7 2617.2 2,630.4 2,660 26778 2784 27823 2,805.7
% Change 0.8 11 17 25 1.0 0.9 0.5 o.8 1.0 15 1.6 14
Net Migration {000D) 4.6 V3.4 27.1 4B.6 1.7 1.0 1.9 9.3 16.0 29.4 334 329
Singla-Family Permils 1.086.0 624.0 241.0 962.0 1819.0 22880 2,429  4,298.8 §d4134  6,BBES 64711 62577
tultilaraily Fermits 2,388.0 771.0 22820 16560  3,250.0  B,050.0 g.1120 76548 B0B64 08,2926 77083 7.626.2
Existing-Homa Price {$ Ths) 287.1 194.8 189.9 171.8 193.0 2348 2565 266.2 2743 2806 2882 296.7

Sourta: Moody's Economy.com

RECENT PERFORMANCE

Miami-Miami Beach-Kendall is recovering, but low-income jobs are leading growth, keeping the
economy from geifing fully back on track. Low-paying positions in hospitality and retail such os
those at the recently expanded Dadeland Mall make up less than one-fifth of ali jobs i Miami
but account for one-third of the ifotal created over the last year. Although total payroll
employment is af an all-time high and rising at a healthy 3% per year, household employment
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remains below its prerecession peak and is inching chead only slowly. This difference suggests
that more workers are employed in multiple part-fime jobs and are being double-counted in the
payroll survey. However, relief is coming to the ared’s underemployed workforce, especially its
builders and contractors. A sustained recovery in housing and massive new development projects

should spark a robust jobs recovery in the intermediate term.

HOUSING

Miami is enjoying a widespread recavery in its housing market, and this growth will continue.
According to the Miami Association of Realtors, sales and the median house price increased in
June by 9.5% and 6%, respectively, over last year. Both gains slightly surpassed the statewide
pace. House prices in Miami have risen by 39% since they touched their lowest point in the first
quarter of 2011, with prices in the poorest ZIP codes rising more quickly during that fime than
prices in the wealthiest areas. Rising house prices contribute to econamic growth by creating
wealth, encouraging consumer spending, and enabling labor force mobility as fewer
homeowners are fied down by underwater mortgages. The local housing recovery will continue to
recch every corner of the region, but it will toke another decade of steady gains before
homeowners regain all of the home equity lost during the Great Recession.

TRANSIT HUB

Transportation enhancements have the pofential to spur new development and boost the ared's
"

growih prospects. AR enormous frain depot—is—under—development—in—downtewn—Mierni:
Developers say that the frain station, which will provide a link with Miami's intercity rail system,
will support 2,100 construction jobs and 400 permanent positions. All Aboard Florida, the group
that is planning to build the $2.3 billion passenger railway linking South Florida with Central
Florida by 2017, recently unveiled plans for its terminal in the metro division, which will be the
system's crown jewel. The train system will give tourists in Orlando more convenient access fo

Miami, creating more local jobs and income in leisure and hospitality.

MIAMI WORLDCENTER

Commercial development also enhances Miami's growth potential, Developers recently submitted
plans to the City of Miami for the first phase of the muttibillion-dollar 30-acre Miomi Warldcenter
development. The early phase will support 19,500 temporary consiruction jobs and 14,000
permanent positions. This mixed-use project will accelerate the transformation of the central
business district from a nine-to-five downtown fo o more vibrant 24-hour community, and further
rejuvenate population growth in the cify's core. The project, which will break ground in the fourth
quarter, will eventually include un 1,800-room Marriott Marquis hotel, T million square feet of
refail space anchored by Bloomingdale's and Macy's, and 1,000 residenfial units.

) 27 CBR
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COMCLUSION

In the near ferm, Miami-Miami Beach-Kendall will grow in line with the nation thanks fo strength
in construction and distribution and the matro division's international linkages. Over the forecast
horizon, Miami's international fies, coupled with infrastructure expansion, will enable it fo

outperform the nation.
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Neighborhood Analysis

SUBIECT PROFERTY
400 NE BLh 5t

LOCATION

the south, Heat Boulevard to the west and Museum Park to the north and within downtown
Miami, Florida, The subject is located in very close proximity fo the major transportation arteries,
including Interstate 95, the Dolphin Expressway (State Road No. 836), Biscayne Boulevard and
Brickell Avenue, as well as the Metromover elevated train systems.

BOUNDARIES

The neighborhood boundaries are detailed as follows:

North: Interstate 395 (Dolphin Expressway)
South: S.W. 25" Road/Rickenbacker Causeway
East: Biscayne Bay

West: interstate 1-95

INTRODUCTION

The subject property is also located in the central business disfrict of the Miami Downtown
Development Authority (DDA). The general boundaries for the Central Business DDA span from
Inferstate 95 and the Miami River on the west, east o Biscayne Bay, and from S.W./S.E. 15" Road
north to N.E, 24" Street.

According fo curreni studies, the Miami DDA area comprises the following statistics:
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Neighborhood Analysis

o DDA Area: 1.7 square miles

o 2011 Population: 71,600

o 2011 Daytime Population: 200,000

o 2016 Projected Population: 85,000

o 22,785 Residential Units Built Since 2003
o 18.6 Million Sg. Ft, of Office Space

o 6,789 Hotel Rooms

In 2010, the Miami Downtown Development Authority's (Miami DDA) board of directors voted
unanimously fo approve the 2025 Downtown Miami Master Plan, o 15-year roadmap for
enhancing the livability and quality of life in Downtown Miami. The plan is to serve as a
benchmark for encouraging investment by both the public and private sectors, with the goal of
transforming Miami's urban core into the "Epicenter of the Americas.”

The approved Master Plan combines new land use and planning guidelines, as well as outlines a
number of proposed projects, some of which are already underway. The final plan is the
culmination of existing studies, as well as a series of Miami DDA Board workshops, public
forums, and stakeholder meetings designed fo gain a better understanding of existing conditions
and gather the best and most sustainable ideas for revitalizing Downtown Miami.

The Master Plan outlines five core goals for Downtown Miami (bounded af the Soufh end by SE
15th Rd. and on the North by NE 22nd St.; on the West by 1-95 and on the East by Biscayne Bay):

e Enhance Downtown Miami's standing os the business and cultural epicenter of the

Americas
e Leverage the City's beautiful and iconic tropical waterfront
» Elevate Downtown's grand boulevards to prominence
» Create greot strests and community spaces throughout the district

In order tc achieve the oforementioned goals and objectives, there economic incentives fo

entrepreneurs interésted in local business oppertunities, including the following:

o Tenant Improvement Grant - Funded by Miami Downtown Development Authority and the
Miami-Dade Empowerment Trust, this program reimburses a new tenant business up to
$23.00 per square foot for fixed interior improvements. The program is only available for
existing buildings over 25 years old, excludes certain types of businesses, and requires o
minimum 5-year lease. The program is available only in the Central Business District and
targets the Flagler Street Corridor. Tenant and landlord apply fogether and applications
require renderings and business plan.
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 CRA Building Rehabilitation Program - Funded by Miami’s South East Overtown/Park
West and Omni Community Redevelopment Agencies, this program assists properties and
businesses with exterior improvements up to $65,000.00 with a matching grant,

o  New Markets Tax Credits - The New Markets Tax Credit (NMTCs) program is nationally
recognized for steering low interest, private copital info distressed census tracts fo
capitalize hard to fund commercial and residential projects. in an effort jo bring this
focus on the City of Miami, the Ecanomic Development Department created a Community
Development Entity (CDE) for purposes of applying and allocating New Markets Tax
Credits.

» Empowerment Zone - Miami DDA and our partners offer a range of financial incentives

that encourage targeted investments in targeted areas.

s Enferprise Zone -As custodians for downtown, Miami DDA will help you navigate and
undersiand the market potential of the various sub-districts as well as fo identify

investment/acquisition opportunities,

e State & Local Incentives - The Beacon Council is responsible for facilitating the application
process for financial incentives comparnies may qualify for in the Miami-Dade County
area. As Miami-Dade County's official economic development parinership, The Beacon
Council has helped to secure millions of dollars for hundreds of companies over the

yedrs.

Several new and proposed projects within the Miomi DDA district are highlighted as follows:

e Espacio located at 1400 Biscayne Boulevard is an exisfing, 150,000-SF office/retail
property that has achieved 70% occupancy, and is planned for a $412 million mixed-use
redevelopment consisting of a 12-story, 103,000-SF office tower, a 55-story residential
condominium fower and street level retail. Construction is reported to commence in 2013
with an estimated outside completion dute by 2018.

e Perez Art Museum Miami (PAMM) located at 1075 Biscayne Boulevard and will anchor the
29-acre Museum Park {formerly Bicenfennial Park) overlooking Biscayne Bay and will
include gardens and sculpture installations. The programmable space is reported fo be
200,000-SF, of which 120,000-SF is interior and 80,000-SF is exterior. Construction
commenced in January 2017 and opened in 2014 with a total construction, endowment
& fransition budget of $220 million.
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e Museum Park is dlso the site of the Patricia & Phillip Frost Museum of Science. This
250,000 square-foot complex will be among the world’s most innovative and sustainable
science museums. According fo Grimshaw — which received the AlA Ndtiondl Honor
Award for its design of the Horno: Museo del Acero in Monterrey, Mexico - the Museum is
itended to act as o demonstration of ecological and sustainability principles. The
building will harness energy from water, sun, wind and even museum visitors to power
exhibits and conserve resources.

e The Museum is structured around a lushly landscaped indoor and outdoor “living core” of
terrestrial and aquatic spaces, featuring o 600,000 gallon aguarium facility, a full dome
3-D planetarium, inferactive exhibits, innovative technology and two additional wings of

exhibition space, learning center and cafes.

e  MyBrickell located at 30 S.E. 6™ Street is o 192 unit residential condominium that was
recently completed by the Related Group.

e Brickell CitiCentre is the $1.05 billion mixed-use development well underway on 9.1-
acres straddling S. Miami Avenue af S.W. 7™ Street and S.W. 8" Street. The project
developer, Swire Properties plans include 5635,000-5F of luxury retail, 800 residential

N CBRE
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condominium units, 243 hotel rooms, 93 setviced apartments and an 110,000-SF office
tower in the firsi phase. The site and foundafion work is complete, while the vertical
development is well underway and expscted to be complete by the end of 2015.

« EnV at Mary Brickell Village located at 900 S.W. 1% Avenue represents the acquisition of
the air rights over the mixed-use retail/enferfainment center and more specifically over the
Publix supermarket structured parking garage.  This is a joint venture development
between LYND Development 8 LNR Property comprising 390 residentfial rental
apartments that is under construction with a fourth quarter 2014 estimated completion
date.

e Aloft Hotel located ot 1001 S.W. 2™ Avenue is a Starwood Resorts & Hotel that is under
construction with 160-rooms on a 0.517-acre site and expected to be completed in 2014,

» Brickell House located at 1330 Brickell Bay Drive is a Newgard Development that is under
construction with a 374-unit residential condeminium that is expected to be commence

construction in 2014.

e Capital Brickell Place located at 1420 S. Miami Avenue is a proposed vertical, “big box”
retail center consisting of 520,000-SF of high end retail with a parking garage on 2.3

acres.

LAND USES

Land uses within the immediate area of the subject consist primarily of urban office, retail and
municipal government uses, including City of Miami Police Department, municipal Miami-Dade
County government complex, including Miami-Dade County Solid Waste Management offices,
structured parking garage, public library and the Metro-Dade municipal government office
building, the State of Florida Department of Natural Resources, the U.S. Federal Courthouse, the
U.5. Post Office, the Dade County Courthouse and various parking facilities. In addition, Miami
Dade Community College has a downtown campus located ot NE 3% Street and NE 1% Avenue.
This community college is operated by the Dade Counly Public School Systerm and hos an
enrollment of +/-27,000 siudents.

Flagler Street is the primary east-west retail/office street in the CBD and connects the subject
property to Biscayne Boulevard to the east. There are a variety of retail stores, department stores
and offices fronting along Flagler Street in the CBD. Biscayne Boulevard are numerous office
towers and hotel support, including the Wells Fargo Financial Cenier, Southeast Financial Center
(FKA Wachovia Financial Center), Miami Cenfer and Intercontinental Hotel, Bayfront Parl and
Bayside Shopping Center, Miami Tower {FKA Bank of America Tower at Infernational Place), One
Biscayne Tower, Sun Trust International Center office building, Courtyard Marriott, Hyatt Regency
& lames L. Knight Center, Meiro-Dade Government, the Adrienne Arsht Performing Aris Center
and various Jow fo mid rise buildings to the west.
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The most significant development in Downtown in the past few years is the master plan known as
Metropolitan Miami with M.U.S.P. modification approvals allowing the construction of up to
1,500 residential units with a gross floor area of 1,950,480 square feet, 218,625 square feet of
retail & entertainment retail space, 900,000 square feet of office space and 4,284 parking
spaces on 5.94-acres. The tfotal gross floor area excluding parking praposed for the entire
property is 2,178,105 square feet, which indicated a total floor area ratio based upon the net site
area of 8.41. The development siatus, as of the effective date of the appraisal, is as follows:

¢ Met 1, comprising 447 residential and 5 commercial condominium units has been
completed with the majority of units sold-off and approximately 155 +/- units retained by
the developer. The ground floor retail is anchored by Miami Chop House, a proposed
Gigi restaurant and Suffolk Construction office, which is the developer’s general

coniracior for the Metropolitan Miami project.

o  Wells Fargo Center (Met 2) comprising 752,488 square feet of Class A office fower on
parking garage podium with adjoining Marriott Marquis hefel component. The project
was delivered in 2010. The office & hotel share o lobby with separate drop-off areas.
The hotel includes 358 guest rooms, of which 310 are operated as the J.W. Marrioft
Marquis hotel and 48 rooms are operated as the Beaux Arts hotel. The Beaux Arts brand
is a new boutique concept which is to be developed by Marriott as part of their luxury
collection. The overall project plan includes 2 restaurants, 3 lounges, a coffee bar, a

bistre,pool & sun declk, basketball court, bowling alley, fitness center & spa with whirlpool

facilities. ln addifion, the property confains opproximately 50,000-SF of banquet
hall/meeting space and appropriate back-of-the-house facilities for o hote! of this type.
The Beaux Arts portion of the property has its own reception desk, concierge and a private
elevatar. The office component is reportedly 43.1% leased with quoted asking rental
rates at $40.00-PSF, on a full service basis.

»  Maet 3 was previously approved for a 73-story residential tower over a parking garage
podium that is now under construction with a 1,765-stall parking garage anchored by a
37,000-SF Whole Foods grocer and entitlements for a future 440-unit residential tower on
top of the parking garage podium.

s Met Square is the under construction lifestyle/entertainment component with 120,000-5SF,
The development plan includes a 4-story afrium area, a SilverSpot cinema anchor tenant

and a Marriott Vacation Club timeshare/residential tower.

Traveling notth along Biscayne Boulevard is the Omni or newly created Media, Arts and
Enferfainment District, which is generally delineated as being bounded by interstate 395 ta the
south, North Miami Avenue to the west, NE 20™ Street fo the north and Biscayne Bay to the east.
This is the distfict in which the Performing Arts Cenfer and the Omni are Jocated. The area east of
Biscayne Boulevard includes the former 1.07 million square foot Omni Mall which had previously

been slated for redevelopment as o telecommunications facility, but that project failed. The Omni

b CBRE
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property is a prime, high-density zoned, 11-acre site that has a 598-room hote!, nearly 700,000
square feet of retail “shell” space, a 100,000 square foot art school and approximately 3 million
square feet of unused development rights. Reconstruction had already begun to convert much of
the shell space to office loft space. However, more recently, the Genting Group purchased the
$161 million note on the troubled Omni Center from Miami real estate investors Jorge Perez,
Jimmy Tate and Sergio Rok. The Genting Group is a Malaysian garming company that plans o
redevelop the site with a mixed-use hotel/convention center, multi-family residential, retail,
restaurants, entertainment and ultimately a gaming casino in concert with the Herald Plaza site, if
State law ever allows it. The deal, whose purchase price was not disclosed, gives Genting control
over the enfire $206 million mortgage on the Omni, which is currently in.the midst of foreclosure.
Genting previously purchased the other $45 million note which provides the Genting Group
(d/b/a Resorts World Miami) with the ability o open a cosino with restaurants, bars and
enfertainment faciliies as soon as fall 2012, within months of receiving potential approvat from
state legislators for @ gambling license. However, that timeline has been put “on-hold”

indefinitely.

The Omni mortgage acquisifion came on the same day Genting unveiled its $3 billion master
plan for Resorts World Miami. The mixed-use project includes plans for four hotels, two
condominium towers, more than 50 restaurants and bars and a Juxury retail shopping mall. The
design of the 10 million-square-foot development draws inspiration from the region’s coral reefs.

The centerpiece is a 3.6-acre outdoor lagoon, equivalent to 12 Olympic-size swimming pools

bt O e

and surrounded by natfural sand bedches, That would allow visifors 1o literally swimi from Biscayne —

Boulevard to the edge of Biscayne Bay.

The Genting Group also acquired The Herald Plaza for $236,000,000 this year. The site is
improved with a 7-story, 604,000-SF office and a manufaciuring plant with high-speed printing
presses that has been the headquarters for the Miami Herald since 1963. The site features 779
linear feet of bay front with a dedicated bay walk easement, improved surface parking lots with
dedications for the Metromover Station exfension, a Metromover/Bus Stafion across the street, the
Adrienne Arsht Center for the Performing Arts next door, a felecommunication easement that will
likely be abandoned, and the Miomi 21 zoning that permits a maximum 3é-story principal
building height and an 11.0 FAR plus flexibility and bonuses to as high as an 18 FAR,

Other developments in the area include Plaza Venefia complex which is a mixed-use multi-story
project consisting of 328 apartments, retail space, o maring, the 606 room Biscayne Bay Marriott
Hotel and Marina, Miami Herald’s 600,000 SF publishing facility as well as the 1,222 unit

condominium known as the Venetian Condominium.

The area west of Biscayne Boulevard in the Omni district is primarily improved with older wood
frame houses, apartment houses, commercial & warehouse buildings, with the exception of the
Dade County School Board administrative facilities located on NE 2™ Avenue and NE 15" Street.

This area has been slated to be redeveloped info a media, arfs and entertainment district, with

14
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the lead development being the Performing Arts Center. The Performing Arts Center is located
on both sides of Biscayne Boulevard at NE 13" Street and was completed in late 2006. The
Performing Arts Center is home to the Concert Association of Florida, the Florida Grand Opera,
the Florida Philharmonic Orchestra, Miomi Cify Ballet and the New World Symphony and
confains o 165,000 SF Ballet/Opera House with 2,480-seat auditorium and an 116,000 SF
symphony/concert hall with 2,200-seat theater. The surrounding areas are proposed for the

development of residential condos, production studios and media/entertainment related facilifies.

The area north of the Omni and along the Biscayne Boulevard corridor, particularly the eastern
side, is currently in an upward stoge of growth and developmeni/redevelopment with a number
of mid and high-tise multi-family developments are currently being constructed and/or proposed

for development.

MIAME WORLD CENTER
According fo the Miami World Center Master Plan, the Miami World Center is a nine block

mixed-use development immediotely north of the Central Business District in downtown Miami. It
is defined by NE 2nd Avenue to the east, Norih Miami Avenve jo the west, NE 11th Street to the
north, and NE 6th Street o the south.

The subject properly is located immediately east and across the street from the Miami World
Center fract retail portion of the master site plan illusfrated as follows:

® CBRE
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Spanning over twenty five acres, the Miami World Cenfer includes o dynamic mix of retail,
residential, office, and institutional Uses. The project, which was approved in 2008 by the Miami
City Commission for a fofal of 11 to 12 million square feet. 1t will create a vibrant, walkoble
pedestrian environment with a unique sense of place: o modern design statement driven by
Miami’s unique physical confext, culture, and architecfural heritage conceptualized in the

following exhibit.
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After the market turmoil dnd passing of the “Great Recession,” the Los Angeles-based CIM Group
purchased an equity stake in the Miami Worldcenter project in 2011, followed by Las Vegas
Sands Corp. showing interest in' the sife because of the potential for resort-style gambling in

downtown Miami.

ACCESS
Regional Access to the overall subject areu is provided via Interstate 95 (1-95), the Dolphin

Expressway (State Road No. 836) leading info State Road No. 395, the Julia Tuttle Causeway
(State Road No. 195) and Biscayne Boulevard. Interstate 95 {I-95) serves to connect the subject

area with areas of northern/southern Miami-Dade County, as well as to provide access to the
primary eosferly/westerly expressway systems. The Dolphin Expressway (State Road No. 836) is
an easterly/westerly thoroughfare providing access from areas of western Miami-Dade County,
as well as the Palmetto Expressway (State Road No. 826) io the overall subject area. State Road
Noumbers 195 and 395 (Julia Tuttle Causeway) facilitate travel between areas of western Miami-
Dade County and Miami Beach to the west and east, respectively, while Biscayne Boulevard
reflects a well-traveled arery providing northerly/southerly access from S.E. 3rd Avenue to the
sauth, to the Broward County line to the north.

Local access in the subject area is provided by Biscayne Boulevard, Brickell Avenue, and South
Miami Avenue in a north/south direction, with Flagler Street, and S.W. 8" Street providing
primary access in an easterly/wesferly direction. Additional access to and within the Central
Business District is provided by a mass transit system known as Metrorail and Metromover. Both
have a station within walking distance from the subject property. The Metrorail is an elevated
track frain system, which extends north and west to the City of Hialeah and south to the Dadeland
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area of Unincorporated Miami-Dade County. The Government Center station serves the care of
the Central Business District, with the downiown Métromover emanating from the Government
Center Station. The Metromover is o remote conirolled elevated track vehicle system, which
provides local transportation in the Central Business District. The Meiromover track, which has
nine stations in the Central Business District, extends southerly to SE/SW 4™ Street, easterly to
Biscayne Boulevard, northerly to NE/NW 5" Street and westerly o NW 2™ Avenue. An extension
of the Downtown Meiromover extends southerly to the Brickell Avenue area and northerly fo the

Omny areq,

The Miami River is a restricted deep water access waterway that navigates down river ta the
Biscayne Bay, the Port of Miami and the Aflantic Ocean. Smoall pleasure boat and cargo
freighters navigate the Miami River via draw bridges at Brickell Avenue, Miami Avenue, the FEC
railway tracks, S.W. 2™ Avenue and S.W. 1% Street. The Interstate 95 off-ramps are fixed
bridges.

Overall, regional and local access to and throughout the neighborhood is considered fo be very

good.

DEMOGRAPHICS
Sefected neighborhood demographics in 1-, 3+, and 5-mile radii from the subject are shown in

the following table:

— — — == — ——SELECTED NEIGHBORHOOD DEMOGRAPHIES— — — — — - —

400 NE 8th Street 1 Mile 3 Mile 5 Mile
Miomi, FL Radius Radiuvs Radius
Population
2019 Populalion 75,013 253,553 500,069
2014 Populotion 67,735 234,412 467,430
2010 Population 60,308 216,582 439,525
2000 Population 41,753 181,275 401,820
Annual Growth 2014 - 201% 2.06% 1.58% 1.36%
Annuol Growth 2010 - 2074 2.95% 2.00% 1.55%
Annual Growth 2000 - 2010 3.75% 1.80% 0.90%
Households
2019 Households 36,875 108,417 212,093
2014 Households 32,959 99,149 126,615
2010 Households 28,857 90,217 182,844
2000 Households 17,703 70,641 159,001
Annual Growth 20714 - 2019 2.27% 1.80% 1.53%
Annual Growih 2010 - 2074 3.38% 2.39% 1.83%
Annual Growth 2000 - 2010 5.01% 2.48% 1.41%
Income
2014 Median HH inc $33,604 $29,549 $31,11
2014 Estimated Average Household Income $59,917 $51,902 $53,885
2014 Estimated Per Capita Income $29,155 $21,953 $22,645
Age 25+ College Graduates - 2070 20,944 44,800 94,743
Age 254 Percent College Graduates - 2014 39.6% 26.6% 27.3%

Source: Mielsen/Claritas
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GROWTH PATTERKS

The subject neighborhood has recently undergone a substantial amount of revitalization and
development/re-development, as reflected by the various properties that have recently been
completed, currently under construction and/or are in the planning stages of development within
the CBD and Brickell District. The maijority of the projects that are under construction in the
subject area typically reflect Class A, upper-end projects.

CONCLUSION

The subject submarket area was previously a 9-fo-5 downiown office district that wos recently
transformed into a modern & dynamic, 24-hour city center with numerous deliveries of new
residential condominium and office towers in the past several years. Although, a majority of the
residential product failed, the submarket has bottomed out in the wake of the “great” recession
and high density overbuilding. The submarket is now starting to enjoy an unprecedented spike in
demand for condominium units from young professionals, as renfers, and affluent South

Americans, as investors, as the majority of existing units fill-up with new residents.

Overall, it is our opinion that the subject neighborhood will confinue to be fransformed and grow
into a world-class cify-center as public and private developments under constfruction and planned
are complefed and the neighborhood will continue to remain o desirgble area with potential for
stability and appreciation over the lang term.
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Site Analysis

Site Analysis

The following chart summarizes the salient characteristics of the subject site.

SITE SUMMARY

Physical Description

Gross Site Area 4.19 Acres 182,341 Sq. Ft,
Net Site Area - Tract B 2,77 Acres 120,485 5q. Fi.
Net Site Ared - Rights-of-Way 1.42 Acres 61,856 $q. Ft.
Primary Road Frontage NE 8th Street 49 Feet
Secondary Road Fronfage Heat Boulevard 611 Fest
Additiondl Road Frontage N. Bayshore Drive & Biscayne Bay 611 Feet
Averuage Depth 305 Feet

Excess Lond Area None n/d

Surplus Land Area None nfa

Shape

Topography

Zoning District

Flood Map Panel No. & Date
Flood Zone

Adjacent Land Uses

Comparative Analysis
Visibility

Functional Utility
Traffic Volume
Adequacy of Utilities

Rectangular

Level 8 above sea level, but below Heat Blvd.
CS - Civic Space/Parks
120650 0316 L

Zone AE

Commercial and residential uses

11-Sep-09

Rating
Setback from Bicayne Blvd., bui excellent Biscayne Bay
waterfront visibility
Assumed adequate
Light
Assumed odequate

Landscaping Average
Draingge Assumed adequate
Utilities Provider Adeguacy
Waler City of Miami Yes
Sewer City of Miami Yes
Natural Gas Coniract service Yes
Electricity FPL Yes
Telephone AT&T land lines Yes
Mass Transit Metrorail, Metromover, Metrobus & Tri-Rail Yes
Other Yes No Unknown
Detrimental Eusements X
Encronchments X
Deed Restrictions X
Reciprocal Parkirig Rights X

Source: Various sources compiled by CBRE
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Site Analysis

The subiject site Tract B is adequaiely platted, improved with o seawall and Baywalk infrastructure
and is well supported by off-site infrastructure including improved road access, underground

electric and water/sewer utilities and storm water drainage.

Our site area presentation and calculations are based on the legal description
provided, the recorded plat for Maritime Arena, Plat Boolc 154, ut Page 37, as
recorded in the Miami-Dade County Public Records, and u Coordinate Geometry
Report (COGO) provided by the client and prepared by Miami-Dade County Public
Works & Waste Management, dated August 217, 2014. It is important o note, the
COGO site area calculations provided included the baywalk areq, i.e. the edge of
the plot and east to the bulkhead line, but exclude the seawall, i.e. eust of the
bulkhead line. The baywalk square foot area is also exciuded from the subject site
area and analysis in order to remove the maintenance cost obligations from what is
intended to be a public baywalk, while retaining a marketable benefit fo any
prospeciive user of the subject site.

in addition, the Bayside Center Limited Partnership remains obligated to maintain
the subject site Tract B at annual cost obligation of $15,000 per year plus annual
CPI, which is currently reported to be $18,100, while all other development rights
have been relinquished.

INGRESS/EGRESS

ingress and egress is available o the site via o two improved driveways from N.E. 8" Street and
North Bayshore Drive that intersect directly onto the subject site via existing and improved rights-

of-way.

ENVIRONMENTAL ISSUES

CBRE, Inc. is not qualified to defect the existence of potentially hazardous material or
underground storage tanks which may be present on or near the site. The exisience of
hazardous materials or underground storage tanks may affect the value of the property. For this
appraisal, CBRE, Inc. has specifically assumed that the property is not affected by any hazardous
materials that may be present on or near the property.

According fo the original purchase agreement, dated January 8, 1998, FPhase Il assessments
were employed and a Remediation Action Plan (RAP) was devised with an allocation of financial
responsibility to both buyer and seller. Therefore, for purposes of this appraisal and our market
value estimates, we assume any and all remediation has been completed and there is no concern

for environmental hazards.
ADJACENT PROPERTIES

The adjacent land uses are summarized as follows:
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Site Anulysis

North: FEC boat slip, Bicentennial Park and Museum Park
South: Port Boulevard and Bayside Marketplace

Eash: Biscayne Bay

West: American Airlines Arena (AAA) and Biscayne Boulevard

The adjacent properfies are supportive of specialty retail, restaurant, entertainment, cultural,
tourist, park & recreation and open space uses.

CONCLUSION

The site is a point lot fronting the west bank of Biscayne Bay and bordered by the American
Airlines Arena, downtown Miami CBD, Bayside Marketplace, Museum Park and the Port of Mami,

which provides for a unique opportunily fo develop an enfertainment and/or cultural use
benefitting the local community and travelling tourists.
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Loning

Zoning

The following chart summarizes the subject’s zoning requirements.

ZONING SUMMARY

Zons
Intended Use

Definitions

Transecl Zone Dascription

Permitted Uses;
Alloved by Righi
Alowed by Warrari

Allowed by Exceplion

CS - Civic Space/Parks

The civic cutegary is.intended to encompass land use funclions predaminanily of communily-
orieniled purpnses of abieclives including those-of nol-for-profit organizations dedicaled 1o arts
and culiure, educalion, recreation, religion, government and the like.

Civic space is o zone with mainly ouldoor area dedicaled for funcliening for cammunity purposes.

The civic zone consists of public use space and fécililies that may contrast in use to their
surroundings while reflecting adjocen! setbacks ond landscape.

Marina
Food service establishment, open oir refoil, communily facility, recreational facility, religious

Geaneral commerciol ond educotional leorning center

Category

Zoning Requirement

Specific lo Civic Space Zonas

Boals, Houseboat & House Barge

Docks B Piecs

Qpen Air Relail

Personol Wireless Service Fatility
Helicopter Landing Pad

Vending Corls in Open Air Relail

OH-Street Parking;
Commarcial

Civic

Educalional

Developmen in o Civic Space Zone should have a minimum 50% of it's perimeter enfronfing a
thoroughfare, Civic Space siles shall be-entered dirsctly from. d thoroughfore.

1 ar more buildings may be kuilt in each Civic Space. Building Floor area shall not exceed 25% of
the lol area of the Civic Spuce, ond sholl supper the principal use of the Civic Space.

Buildings shall canfarm to regulations of the mosl resfrictive abuling Transec! Zane, axcepl as

shown by the City of Miami’s Parks and Public Spoces Muster Flan. Other adjusimenis to the
regulations shadl be approved by process of Exception.

All cammunily facility and recreational facility uses shall be government ownad or operated only.

Occupancy of privale pleasure crafis & houseboats shall not be ollowed excepl for thoss
speciically grandfolhered ond regulated by ordinance #10932, adopled Oclober24, 1991.
Extension docks & piers inte Biscayne Bay are limiled lo 35 feel or up fo o maximum 600 feet by
Exceplion,

Extension docks & piers inlo ofher walerways are limiled fo 10 feel or 10% of the widih ot the
walerway, whichever is less

Access 1o the sile musl be from o mujor thoroughfare. Distance seporaficn of any open air retuil
shall be o minimum of 75 {zel measured from any properly within T-3, T4-R, T5-R or Té-R zone.
Operalion limiled 5o weekends and |egaf holidays for a maximum of 3 conseculive days between
the hours of 7:00 AM and 7:00 PM. Provision of paved shriging sialls & parking spaces and foron-
sile restroom facililies.

Subject lo specific requirements

Regulaled by fedsyal & state law, and may be permilled by Warrant subject 1a landing & fake-off
Jor dropping off and picking up possengers & cargs, but nal for fueling, repair or long term
parking.

Unless used for emergency cperalions (palice, fire & hospital) landings & take-offs are resiricfed to
M-F 9:00 Am io 5 PM on parcals abusling T3, T4, T5-R ond Té-R zones.

Ground level sites shall be localed away from buildings, frees or significant ferrain features to
ovoid possible air lurbulence.

Rooftop sites shall be given priority over ground level silss in congesied oreds.

Subjacl to Warran! process, vending cads are permilied within pep space jncluding ouldosr dining
arens and restricled 1o Ihe display of flowers, planis, shrubs, vegatables, produce, citrus and ofhier
unpdckaged foods not requiring refrigeralion, and arts & crofis.

3 spaces per every 1,000-5F
] bike spoce for every 20 vehicle spaces
Ratia can be reduced according 1o shared parking standard

1 space for every 5 seals of assembly uses

1 space for every 1,000-5F of exhibilion or recreation space

1 space for evary siaff member for recrealional uses

1 space for every 500-5F of building area for recreational uses
1 bike £pdce for every 20 vehicle spaces

2 spaces for 1,000-5F of educdlional space
1 bike space for every 20 vehicle spaces

Source: Miami 21, As Adoplad - Ocjober 2009
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ANALYSIS AND CONCLUSIONS

According to the memorandums of conceptual studies for the Cuban Exile History Museum,
dated April 14, 2008 and April 16, 2014, the City of Miami deeded 18.04 acres of Jand to
Miami-Dade County on January 8, 1988, for the American Airlines Arena, associated
structures, including the 2.76 acres of land presently known as Parcel "B." This Deed
includes a Restrictive Covenant which limited the development on all of the land for a 33 year
period to the following uses:

Arend - meaning a sports and entertainment complex together with:
e 37,500 sq. fi. of office space
o retail, food and beverage space within the ficket secure area inside the actual Arena.
e 30,000 sq. #. of retdil space located outside the secure ficket area
e parking, roodways, plaza and other public spaces

Specialty Enfertainment - Up to 70,000 sq. ft. for retail, specialty enterfainment, dining, cinema,
public cultural facilities, educational facilities, museums, and visitor alfractions, as well as
administrative office space.

o Parking Facilities - odequate. parking for the facdiliies built on the site, either below
ground, abeve ground, surface or in a multi-level parking facility.

s The City of Miami Baywalk for downtown would have to be maintained.

o Any other development that is consistent with the land's zoning classification, which is

currently Parks and Recreation.

The original American Airlines Arena Agreement between the County, Miami Heat Lltd. and
Basketball Properties, Ltd. (BPL), dated April 29, 1997, provided for the development of the
Arena, permanent and temporary retail on Parcel B, fransient marifime docking facilities, a
Baywalk, and open space. On December 16, 2003, via Resolution R-1446-03, the County
approved Composite Amendment Eight fo the American Airlines Arena (AAA} Agreements,
terminating BPL's {the developer/operator of the AAA) rights and obligations under the Arena
Agreements fo the Parcel B Retail Complex in order for the County to utilize Parcel B for public

OPEen space purposes.

PLANNING AND ZONING CONSIDERATIONS:

The County's Comprehensive Development Master Plan (COMP) has o writien policy element
devoted o Coastal Management. For the purposes of constructing a Museum on the Bay,
Objectives CM-5 and CM-6 of this COMP Element would apply:

o Obijective CM-5 - new development on the shoreline shall be water dependent, water

related, or of @ minimum should include environmentally compafible shoreline access
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faciliies such as walkways, piers, and viewing areas with landscaping allowing views

of the water. Any new building on the water would have fo consider these issues.

e Objective CM-6 direcis the County fo minimize user conflicts and impacts of man-made

structures and activities on coastal resources.

The obijectives of the Coastal Management Element of the COMP are carried out and enforced
by the Biscayne Bay Shoreline Development Review Committee, which reviews projects based
on the following factors:

e Trees and lkindscaping according to detailed criteria.

e Setback reguirements from the water line based on building elevations, The proposed
Museum plan showing a structure 82 feet high would require o 48.5 foot setback
from the edge of the water.

e A visual corridor o Biscayne Bay must be maintained. The corridor must be at least 20%
of the width of the lot (up to 100 feet max for corridor), but some credit is given for
using the adjacent street as part of the corridor 1o the Bay.

¢ A side setback from the properly line of at least 25 feet is required for any Strucfure
built on the land in question. '

e The Committee will also consider maintaining a walkway for the public along the edge
of Biscayne Bay (Baywalk), os well as other smoller technical requirements of

lundscaping, parking, and building placement on the lot,

o The Committee can consider variences to the abave requiremenis based on an overall
review of the project and is effect on the Biscayne Bay Shoreline.

The properly is located within the City of Miami and is therefore subject to City zoning
ordingnces. The current zoning for this site is PR - Porks, Recreation and Open Space.
Under this zoning, major structures such as performing arfs centers, museums, art galleries
and exhibition space which "change the character of an existing park," shall be approved only
by o Special Exception Permit or a Major Use Special Permit (MUSP).

PUBLIC INPUT:

The Project for Public Space, Inc., (PPS) a non-profit organization founded in 1975 tfo
promote the design and management of public spaces through the use of workshops, training,
community planning design review, research and other adivities, led workshops in August
2004 and December 2004 on Parcel B. Parcel B was originally selected for analysis because
the City of Miomi had identified it as a key missing link along the Bayfront — between
Bicentennial Park and the Bayside Marketplace - as well as a major opportunity site, due to its
proximity to and views of the Bay, and its location ot the center- pointofthe proposed Baywalk
promenade.
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As noted in the workshop reports, participants supporfed keeping this space well programmed
buf not overbuilt, with park-like features and amenities, such as shade frees, benches and
seating, places fo picnic or BBQ, and casual activities (pick-up soccer rather than scheduled
leagues). There was inferest and support for turning Parcel B info more of a neighborhood
park that serves the communifies that surround i - a place that is first and foremost designed
for their use. I foct, the Urban Environment Leogue, a Florida not-for-profit corporation
founded in 1996 whose vision is "o promote a safe, clean, vibrant, sustainable community
guided by the public‘s inferest,” while supportive of the concept of a Bay of Pigs Museum, has
expressed its strong desire to have Parcel B remain o location for a waterfront park.

The current plan kicks green open space, covering 88.6% of the lot with building. The design
contains a large open plaza in the middle of the museum but it is. only accessible to museum

visitors, not the general public visiting the site.

AMERICAN AIRLINES ARENA (AAA}:

Representatives from Basketball Properties, Ltd. (operating the Arena) expressed overall
support for the project but have some serious cancerns which they would like addressed i
the project were to move forward. They expressed sefious reservations about the possibility of
not having access fo the water or use of the properly as a staging area for acts coming 1o the
AAA BPL is constantly competing with other venues (particularly the Bank Atlantic Center in
Broward County) which have vast parking lots and staging areas for visiting artists and Parcel
B is the only area available to the AAA for this use. BPL would like to have input throughout the
approval process to insure their interests are profected.

CONCLUSION:

Based on the aforementioned information, in 2008 staff has concluded that the Bay of Pigs
Museum could be built on Parcel B under current zoning and deed restrictions, subject to
appropriate City and County approval, Any development on the site would require addressing
the AAA's requirement for an area to stage events and accommodate valet parking.

And, in 2014, stoff concluded that preliminary designs of the Cuban Exile History Museum could
be built on subject Tract B under current zoning, subject fo securing City of Miami variances
and/or waivers, subject to the Biscayne Bay Shoreline Development Review Cormmitiee, subject 16
County & City approvals and subject to any AAA event staging concerns and view corridors for the
AAA event mezzanine area and Bong's Café.
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Tax and Assessment Dota

The following summarizes the local assessor’s estimate of the subject’s market value, assessed
value, and taxes, and does not include any furniture, fixtures or equipment. The CBRE estimated
tax obligation is also shown.

AD VALOREM TAX INFORMATION

Tract B Pro Tract B 8. ROW

Assessor's Markef Value 2013 2014 Farma Pro Farma
10-3231-055-0020 $6,654,793 $10,871,470 $7,500,000 $10,000,000
Subtotal $6,654,793 $10,871,470 $7,500,000  $10,000,000
Assessed Value @ 100% 100% 100% 100%
$6,654,793 $10,871,470 $7,500,000 $10,000,000
General Tax Rate (per $100 AV) 2.312950 2.312950 2.312950 2312950
Total Taxes Exempt Exempi 5173,471 $231,295
Less: 4% Early Pay Discount Exempi Exempt $166,532 $222,043

Source: Assessor's Office

It should also be noted that the subject property is exempt from real estate property taxes based
on municipal government ownership. Howaever, if the subject property were sold-off to o third
party developer the exemption would be rescinded. In addition, vnder a ground lease scenario,
the land component would remain exempt while the third party leasehold improvemenis would
be taxable, unless a non-profit or municipal government entity developed and operated the
leasehold improvements.

CONCLUSION

Bused on the foregoing information, the subject’s current assessment is well supporied by both its
historical trend and by the comparable properties shown.

For purposes of this analysis, CBRE, Inc. assumes that all toxes are current.
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Highest and Best Use

In appraisal practice, the concept of highest and best use represents the premise upon which
value is based. The four criteria the highest and best use must meet are:

° legally permissible;

° physically possible;

. financially feasible; and
. maximally productive.

The highest and best use analysis of the subject is discussed below.

AS VACANT
Legally Permissible

The legally permissible uses were discussed in the Site Analysis and Zoning Sections.

Physically Possible

The subject Tract B is adequately served by utilities, off-site infrastructure, and has an adequate
shape and size 1o be a developable site with or without the dedicated rights-of-way. There are ho
known physical reasons why the subject site would not support any legally probable development

{i.e. it appears adequate for development).

Existing structures on similar sites provides additional evidence for the physical possibility of
development.

Financially Feasible

Potential uses of the subject Tract B consist of a retail complex up to 70,000-5F of rentable
square feet of permanent refail space and affendant service lacilities; carts, kiosks and other
retail/food merchandising unifs which are semi-permanent in nature and event carts present
outside the ticket secure zone on the entire site, excluding the roadways; facilities for transient
maritime docking along the eastern seawall; a Baywalk; open space and construction of a
pedestrian bridge.

As a test for reasonable of financial feasibility of the aforementioned retail complex, we have

peiformed a Land Residual Analysis in order to value the subject site via the Income Approach.

In order to develop the Land Residual Analysis, we have surveyed retail and restaurant properties
and uses from within the downtown Miami CBD and Brickell Financial submarkets, as presented

in the following tables:
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SUMMARY OF COMPARABLE RETAIL RENTALS

Comp. Property Name Queled Expense Pazs Thru/ Tenanl Leose Lease Lense
No. ond Localion Year Built  Occ.  Renlal Role Buosis Stop Aml, Nome Area [SF)  Dale Term Base Rent
1 Paramourit Bay - Ground 2010 0% $45.00 PSF  NHNN &Gias £10.00 Quoled — .- - %45.00 PSF

Relgil and Office
2066 Biscayne Boulavard,

Miami, FL
2 Cile - Ground Level Retail 2004 95% $50.00 PSF  Triple Net $13.43 Quoted - e P $40,00 PSF
2001 Biscoyne Boulevard,
#iami, FL
3 )BBiscdyne 2012 100% 545,00 PSF NNHN SB.50 Hoir Cullary 1,148 Jul-12 5.0 Yrs. $45.00 PSF
11776 Piscuyne Soulevard, Best Buy Mobie 1,077 Jun-12 5.0 Yrs. $49.75 PSF
Miami, FL Publix 49,204  Mar:12  20.8Yrs,  533.49 PSF
Publix Liquors 1,460 Mar-12 5.0 Yrs, $30.00 PSF
Quoled -— —— - $45.0D0 PSF
A Ten Museum Park ) 2007 A8% $50.60 PSF Triple nef $21.00 CAD Internalional 2,500 Mar-14 3.0 Yes. §30.00 PSF
1040 Biccayne Boutevard, ‘ Majestic Froperlies 700 May-13  7.0¥rs.  550.00 PSF
Miarmi, FL Quiroted - 550.00 PSF
5 ©00 Biscayne Bay 2008 42% £45.00 PSF  Modiiad Gross $10.00 Quoled T —— - $45.00 PSE
900 Biscayne Boulevard,
Miami, FL
6 Vizcayne ) 2008 4% $35.00 PSF Triple nef N/A Quoled --- - e $35.00 PSF
244 Hiscoyne Boulevard,
Miami, FL
7 Mel 1 - Relail/Cfice 2008 45% $50.00 PSF  Triple hel $5.00 Quoied - - e $50.00 PSF
300 5. Bistayne Boulevard,
Fatomi, FL
8  MelSquare 2015 7% $80.00 PSF  Triple nel £7.98 Silverspot Cinema 76,237 Jun-15  10.0 ¥rs. $25.00 PSF
360 5.€. 3rd Slree, Guoied - - - S80.00 PSF
Miomi, FL
Subj.  Maritime Arena Plal, Tract B Propesed - - - - - - = --- -

40D M.E.-Bth Sireel,
Miami, Florida

Compiled by CERE

And, comparable restaurant leases and availability as follows:

SUMMARY OF COMPARABLE RETAIL & RESTALRANT LEASE COMPARADLES

Lease Stari Expense
No. Name/Localien Buliding Aren-5F Pale Base Rent Dusls Lense Term Escaloilons Ti Allowance
1 Hehnya 3,194 07/01/2014 $60.00 MNN 16 years 5% annually As Is, no Ti
1060 Brickell Avenus, Miami {15t Floor wilh paiic}
2  The Shoppes of Civicd - Food Cour 5087 a5/09/2013 $129.54 HEN 10 years. 10% in Yeor & $216-PSF
1050°'M.YY. 141h Stree), Miami {2-Storias]
3 Mel One Relail 7,644 Listing $B0.00 MNN 10 years 3.0% annuslly $80-FSF
300 5. Bisvayne Blvd,, Miami {18t Floor ++ palio) {Asking)
4 Milliecenio Relail B,741 Listing $90:00 NMM 10 yeurs 3.0% apnvolly Grey shell
1700 South Mimni Avenve, Miam} {* Mazz &Patie] {2014 Dalivery} [Asking) 2, 5yr. options
5  Axis Relail 13,700 Lisling $50.00 NNN 10 years 3.0% annually 2nd generofion
1111 5.W. 154 Avanua, Miami [+ 4,000-SF Mexzr.) {Asking) nigh! club/restaucant
& 900 Biscayne Boy 15,000 Lisling 555.00 NRN Negotiable MNegolioble Grey shell
900 Biscayne Boutevard, Miomi {Asking}
7 MelSquare 37,371 Listing $69.00 NN 15 years 2.5% onnually 5$100-P5F
300 5.E. 3rd Siresl; Miami {151 & 2nd FI.
Average|

Compiled by CBRE

We have also summarized several comparuble sales necessary for our Land Residual calculation
and analysis whereby price per square foot and overall capitalization rates can be extracted from
the submarket area and presented in the following table:
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Highest and Best Use

SUMMARY OF COMPARABLE RETAIL SALES & OVERALL CAPITALIZATION RATE CASE STUDSES

Trunsaction

Na. Name Type

Date

Year
Buflt

Actuul Sale
Price

Adjusted Sole
Price '

Price
Per SF'

Occ.

NOE
Per 5F

OAR

3 The Arena Shops, Sale
14730-14776 Biscayne
Boulevard,
Morth Migmi Beach, FL

2  Puma, Sdle
820 Collins Avenue,
Miomi Beach, FL

3 Flagler First - Retail Conde, Sale
101 E. Flagler Sireat,
Miami, FL

4 55 Miracle Mile, Sale
55 Miracle Mile,
Coral Gobles, FL

5  BBAT Bank Center , Sole
1200 Brickell Avenue,
Miami, FL

lun-1%2

Jun-12

Nov-12

Oct-13

Mar-14

6  Cita.on the Bay Commercial Contracl Avg-T4

Condos,
2001 Biscoyne Boulevard,
Miami, FL

1993

1937

1923

2004

1984

2004

$25,000,000

55,500,000

$2,525,000

$26,750,000

$14,800,000

$10,000,000

$25,000,060

$5,500,000

$2,525,000

$26,750,000

$14,800,000

$10,000,000

$453.59

'$585.17

$422.81

$410.07

$538.44

$558.75

93%

60%

100%

1%

100%

95%

$40.52

$24.89

$27.63

$28.06

$33.15

$29.88

6.20%

4.25%

6.53%

6.84%

6.16%

5.35%

' Adjusted sala price for cash equivatenty, Jease-up and/or deferred mainfenoncs {where upplicable)

Compiled by CBRE

Once we have extracted and presented the comparable market rental and comparable sale data,

we have estimated the value of the subject site via the Income Approach and Land Residual

Method of the subject Tract B (excluding any rights-of-way), as follows:
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LAND RESIDUAL ANALYSIS - MARITIME ARENA PLAT, TRACT B

Project Daia

Project Type: . Land - :

Site Size: 120,485 SF 2.766 Acs.

Building Area Component: Net

Retail Space 35,000 SF (1st & 2nd floor)
Restogurant Space 35,000 SF (1st & 2nd floor with patiofterrace seafing)

Total Building Ares: 70,000 SF

Indicated FAR; 1.72
Economic Projeclions (Net SF Basis)

Average Rent Estimate {Annual $/5F)

Retail Space $45.00
Restaurant Spece $65.00
Specialty Cart & Kiosks $0.65

Average Rent ' $55.00

Fotential Gross Income [PGI) $ 55.00

Vacancy & Credit Loss 50% $ {2.75)

Effective Gross [ncome {EG) 5 52.25

Operating Expenses $ (12.00)

Net Operating Income [NOI) 3 40.25

Overall Capitalization Raie [OAR} + 6.50%

Indicated Yolue PSF ) 419.23

Conversion to Gross SF Basis: X 1.0000 Totals
Economic Projecfions (Gross SF Equivalent) 3 619.23 $43,346,100
Peveloepment Costs Gross $F

Estimaied Construction Costs {§/5F) $385.00

Entrepreneurial Profit 35.0%

Total $ (519.75) ($36,382,500)
Residual Land Value {$/SF of GBA) 5 99.48 $ 6,963,600
Residual Land Value ($/5F of Sile) 4 57.80 5 6,963,600
Rounded to 5 7,000,000

Compiled by CBRE

The above calculation and Land Residual Analysis would support a retail/restaurant complex
consisient with the deed restrictions and covenants encumbering the subject property.

Akernative uses include cultural facilities, museums and public spaces, including parks and
recreation uses. However, these aliernative uses may not produce sufficient revenue to support
the estimate of land value via Land Residual.

Maximally Productive - Conclusion
The final test of highest and best use of the site as if vacant is that the use be maximally

productive, yielding the highest return to the land.

As presented in financial feasibility, the retail/restaurant could be one of the more productive uses
based on permitted and restricted uses. In addition, we have also been asked fo consider the
hypothetical market value based on the highest & best use of Tract B with and without the
dedicated rights-of-way and assuming no restrictions and being able to adequaiely re-zone
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and/or re-plat the site, including the dedicated rights-of-way, necessary to achieve the maximum
highest & best use of the subject property:

At present, the submarket development cycle is in another high density, residential tower and
mixed-use fower booming growth cycle. Therefore, we have presented the most recent and
comparable high density land fransactions that have occurred within the immediate submarket

area, presented as follows:

SUMMARY OF COMPARABLE LAND SALES - HYPOTHETICAL WITHOUT RESTRICTION OF UsE

Tronsadlen Actual Sale Size Alloyrable Allowoble  Indicaled  Price Price Per
No. Property Localion Type  Daole Proposed Use Price (Acres) Unils Bidg. Area [SF}  FAR Per SF SF (FAR)
1 1451 Brickell Ave,, Sale 4ul-13  High-rise residenliol  $25,000,000 0.59 180 Unils 426,786 5F 16.43 §962.43 558 58
Mioml, FL 1ower
2 440 Brickell Ave., Sole  Dac-13 Miked-uze $104,000,000 3.90 1,950 Units 2,544,226 5F 14.98 5612.18 540.88
Miami, FL
3 300 Bicayne Blvd. Way, Sale Jut-74 T8D 5125,000,000 125 1,250 Upils: 1,306,800 SF 24.00 52,295.48 39545
Miami, FL
4 1000 Biscayne Bivd., Sgle  Aug-14  Lukury residential $34,000,000 0.83 83 Unils 489,242 SF 13.51 5994.48 §73.58
Miermi, FL condo lover
Subj, 400 M.E. 8N Sireel, - - Hypathetical high-rise - 2.77
Miami, Flarida zoning
Subj. 400 M.E, Bth Sireet, - ---  Hypothetical high-rise --- 4.19
Miami, Fledida zoning

1 Adjusied sala price for cash equivalency ond/or developman! cosls {whers applicable)
Compiled by CHRE

Based on the preceding market comparable sales and the potential highest & best use considering the
subject property Biscayne Bay frontage, a price per square foot of net site area for Tract B and a price
per square foot of potential building area/FAR within the overall valve indicator range presented,
would be most appropriate for valuing the subject property, As if availoble to be put to the highest &
best use without zoning or plat restrictions and assuming a potential buildout to an average 0.15 FAR,

calculated as follows:

HYPOTHETICAL LAND VALUE - TRACT B

$ PSF of Site Site SF Total
$800.00 X 120,485 = $964,388,000
$1,000.00 X 120,485 = $120,485,000
% PSF of GBA/FAR 5.0 FAR /SF Total
$50.00 X 1,807,275 = $90,363,750
$60.00 X 1,807,275 = $108,436,500
Indicated Value: 5100,000,000
{Rounded § PSF) $829.98

Compiled by CBRE

We have also considered the highest & best use of the subject site Tract B including the dedicated
Aghts-of-way. However, because of the larger size of the total site area and high density FAR, a
size/value discount would be warranted. Therefore, the hypothetical value of Tract B including the
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dedicated rights-of-way, As If available to be put to the highest & best use without zoning or piat

restrictions and assuming a potentiat buildout to an average 0.15 FAR, calculated as follows:

HYPOTHETICAL LAND VALUE - TRACT B & ROW

$ PSF Subject SF Total
$600.00 X 182,341 = $109,404,762
$800.00 X 182,341 = $145,873,016

$ PSF of GBA/FAR 15.0 FAR /SE Total
$40.00 x 2,735,119 = $109,404,762

$50.00 x  2,735119 = $136,755,953
Indicated Value: £120,000,000
(Rounded $ PSF) $658.11

Compiled by CBRE

Based on the foregoing preseniations As If unrestricted, the maximum highest and best use of the
subject Tract B with or without the dedicated rights-of-way would be a high density, high-rise
residential tower with mixed-use refail and restaurant uses plus transient dockage, o Baywall,

open space and public park elements and amenities.

Finally, the highest and best use As Is of the subject Tract B with or without the dedicated rights-
of-way would be a retail/restaurant complex up to 70,000-SF with transient dockage, a Baywalk,

open space and public park elemerts and amenities.
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Appraisal Methodology

In appraisal practice, an approach fo value is included or omitted based on its applicability to the
properly fype being valued and the quality and quantity of information available. Depending on
a specific appraisal assignment, any of the following four methods may be used to determine the

market value of the fee simple interest of land:

+ Sales Comparison Approach;

e Income Caopitalization Procedures;
e Allocation; and

¢ Extroction.

The following summaries of each method are paraphrased from the text.

The first is the sales comparison approach. This is a process of analyzing sales of similar,
recently sold parcels in order to derive an indication of the most probable sales price (or value) of
the property being appraised. The reliability of this approach is dependent upon (a) the
availability of comparable sales data, (b) the verification of the sales data regarding size, price,
terms of sale, etc., () the degree of comparabilily or extent of adjusiment necessary for
differences between the subject and the comparables, and (d) the absence of nontypical
conditions affecting the sales price. This is the primary and most reliable method used to volue
Jand (if adequate data exists}.

The income capitalization procedures include three methods: and residual technique, ground
rent capitalization, and Subdivision Development Analysis. A discussion of each of these three

techniques is presented in the following paragraphs.

The land residual method may be used to estimate land value when sales dato on
similar parcels of vacant land are lacking. This technique is based on the principle of
balance and the related concept of contribution, which are concerned with equilibrium
among the agents of production--i.e. labor, capital, coordination, and land. The lond
residual fechnique can be used fo estimafe land valve when: 1) building value is
known or can be accurately estimated, 2) stabilized, annual nef operating income to
the property is known or estimable, and 3) both building and land capitalization rafes
can be extracted from the market. Building value con be esiimated for new or
proposed buildings that represent the highest and best use of the property and have
not yet incurred physical deferioration or functional obsolescence.

The subdivision development method is used to valve land when subdivision and
development represent the highest and best use of the appruised parcel. In this
method, an appraiser defermines the number and size of lots that can be created
from the appraised land physically, legally, and economically. The value of the
underlying land is then estimated through o discounted cash flow analysis with
revenues based on the achievable sale price of the finished product and expenses
based on all costs required to complete and sell the finished product.

The ground rent capitalization procedure is predicated upon the assumption that
ground renis can be copitalized af an appropriate rate to indicate the market value of
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a site. Ground rent is paid for the right fo use and occupy the land according fo the
terms of the ground lease; it corresponds 1o the value of the landowner's interest in the
land. Market-derived capitalization rates are used to convert ground rent into market
value. This procedure is useful when an analysis of comparable sales of leased land
indicales a range of rents and reasonable support for capitalization rates can be
obtained.
The allocation method is typically used when sales are so rare that the value cannot be estimated
by direct comparison. This method is based on the principle of balance and the related concept
of confribution, which affirm that there is a normal or typical ratio of land value fo property value
for specific categories of real estafe in specific locations.  This ratio is generally more reliable
when the subject property includes relatively new improvements. The allocation method does not
produce conclusive value indications, but it can be used fo establish land value when the number

of vacant land sales is inadeguate.

The extraction method is a variant of the dllocation method in which land value is exiracted from
the sale price of an improved property by deducting the contribution of the improvements, which
is estimated from their depreciated costs. The remaining value represents the value of the land.
Value indications derived in this way are generally unpersuasive because the assessment rafios

may be unreliable and the extraction method does not reflect market considerations.

METHODOLOGY APPLICABLE TO THE SUBJECT

For the purposes of this analysis, we have utilized the sales comparison approdch and the income
approach via the land residual method fo value the subject property As ls. We have also
employed the income approach in order to develop a market rent As Is for the subject property
Tract B with and without the dedicated rights-of-way, as well as, the daily fair market rent (FMR)
for valet parking, events and staging purposes.
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Land Value - Maritime Arena Plat, Troct B

The following map and table summarize the comparable data used in the valuation of the subject
sife. A detailed description of each transaction is included in the addenda.

Larid Sale 5
~131 15 NE 52nd Ave
Fort Lauderdale, FL 33509

578 and Séle.l
750 NE Tth ve
= Danfa Beach, FL 33004

&
% Fein Cresl VAlzg

o

Playland .

“Sunshlng v 5
Ranches Hnllyw hu@

N
Pem!)m?é
T .-.eran‘f,nrl?

Gius’ lTand Sple 3
.|2101 E Rellandsle Baach Blvd
> Hallandale, FL 33009

SUBIEST FROFERTY
200 HE Bith 51
biami, FL 33132

Land 5ale &
1555 M. Bay Caliseway
Vil FLE3I4Y

SUMMARY OF COMPARABLE LAND SALES - MARITIME ARENA PLAT, TRACT B

Transacllan Actunl Sale Adjusted Sule Slze Slze Price
Na. Property Location Type Daie Proposed Use Price Price | {Acres) {5F) Per SF
1 750 N.E. 7th Avenue, Dania Sale Apr-11 Shipping lerminal 57,960,000 59,825,000 3.45 150,282 $65.38
Beach, FL
2 3200 E Allante Boulevard, Sale Mov-11 Residenlial cendominium 55,400,000 $5,400,000 2.05 89,449 26037
Pompone. Beach, FL
3 2101 E. Haliendale Beach Sale Jul-12 Retail pharmacy store 55,900,000 $5,900,00D 2,36 162,932 557.32
Bouleavrd, Hallandule Beach, FL
4 2817 N.Ocean Prive, ‘Sule 12 Townhome £1,600,000 51,600,000 0.B4 35,590 543.73
Hallywood; FL
5 3115 M.E. 32nd Avenue, Forl Sale 5ep-12  S5it down restaurnnl with-outdoor $3,350,000 $3,350,000 1.74 75,882 84415
Lauderdale, FL sealing
& 1555 N. Bay Cousevray, North Sole Mor-13 Residenlinl condominivm 57,575,000 57,575,000 1.52 843,701 §90.50
Boy Villoge, FL
Subl. 400 N.E, Bih Street, e .- Mixed-vse relall/reslauranl pluza -~ - 2377 120,485 -
Miami, Florida with fransienl dockage, Baywalk,

open space & public park alemenls

" Adtusled sale price far cash equivalancy and/or developiment coxls (where ag pli

Com piled by CBRE

i,

The sales utilized represent the best data available for comparison with the subject and were
selected from the greater Miami area and comparable deep water Biscayne Bay and Intracoastal
Waterway communities in South Florida.  These sales were chosen based upon physical, legal

soning & plat restricions) and economic characteristics.
g&p
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DISCUSSION/ANALYSIS OF LAND SALES
Lond Sale Cne

This comparable sale comprises a 5.682-acre (247,498 sq. f.) shipping terminal site located at
750 N.E. 7th Avenue in Dania Beach. The site area contains 3.45 acres of uplands; 1.46 acres of
submerged port basin; and 0.77-ocres of submerged, deepwater canal right-of-way with
unresfricted access to the Intracoastal Waterway and ullimately to the Port Everglades inlet. The
property improvements include a wharf with concrefe cap, tire fenders, bollards, a barge slip,
asphalt paving, a fruckwell, bulk oil frough, chain link fence with 3-strand barb wire & rolling
gate, precast light poles with camera mounts & dual light fixtures, a wharf side power pedestal
with 480/208 eleciric service, and fire hose station. The port basin is reportedly 9 to 15 deep
during normal fidal conditions. The sale fransaction is an unrecorded company stock transter
reported at $7.9 million, "all cash" plus the buyer is spent $1,925,000 on engineering &
construction costs for bulkhead replacement, new crane pad, submerged sheet pile repair,

structural backfill, terminal ramp and resurfacing.

We have adjusted Sale 1 upwards for improving market conditions between the date of sale and
our effective date of this appraisal. We have also adjusted Sale 1 upwards for larger size/value
relationship, upwards for inferior desp water frontage/view amenity and downwards for superior
zoning and land use when compared to the subject property As Is.

Lond Sale Two

This comparable tand sale is o three part assemblage comprising obsolete restaurants and stores
dating to 1958 & 1960 that front East Atlantic Boulevard and Hibiscus Avenue, on ohsolete
convenience sfore identified as "The Corner Store" fronting Hibiscus Avenue, and, a vacant tract
on the west side of Riverside Drive and fronting the Infracoastal Waterway. The existing tenant
base includes well known Coastal Cafe, The Side Pocket Pub, Jesse's, Spanky's and a dinetie
showroom,

The buyer is a Canadiari based developer who has not yet submitted a site plan. The underlying
zoning is General Business and Planned Commercial Business, and the property is located within
the Pompano Beach Eastern CRA, whereby streetscapes, sidewalk widening, enhanced
landscaping and building focade grants are underway.

We have adjusted Sale 2 upwards for improving market conditions between the date of sale and
our effective date of this appraisal. We have also adjusted Sale 2 downwards for smaller
size/value relationship when compared to the subject property As Is.

Land Sale Three

This comparable land sale was acquired for the express purpose of developing a CVS pharmacy
with drive through. The propeity was broker fisted at $7,000,000 for about 10 months under the
direcfion of a court appointed receiver. The site is platted and was previously entitled with a City
of Hallandale Beach development agreement for a mixed-use high-rise building comprising 118
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Lond Value

residential units, 170 condominium hotel units, 16,234-5F of accessory hotel uses, 5,634-5F of
retail space, 91,032-SF of office space, 12,208-5F of bank space and 25,604-SF of gym space
in a project identified as the European Club. The development agreement was conditioned upon
off-site obligations including funding & installing o felephone drop, a fiber opfic signal
interconnect link, a video detection system upgrade at Seawall Pointe, Three tsiands Blvd., & AlA,
a sewer lift station, median relocation, $275,000 towards fire station improvements, and/or
contributions fo the City's trust fund, affordable housing fund or the City's transportation fund.

However, some of these obligations no longer apply.

The site location along East Hallandale Beach Boulevard is wedged between the Diplomat golf
course community fo the west and the Three Islands community fo the northeast. The site backs
up to the Desoto waterway, which is a restricted deep water access canal that leads o the
Intracoastal Waterway.

Prior sale history reported in December 1986 at $5,110,820; March 1989 ot $4,385,000; July
2005 af $4,650,000, and foreclosed upon prior fo this recent sale in July 2010,

We have adjusted Sale 3 upwards for improving market conditions between the date of sale and
our effective date of this appraisal. We have also adjusted Sale 3 upwards for inferior deep
water frontage/view amenity when compared fo the subject property As Is.

Lond Sale Four

This comparable is located along the Intracoastal Waterway, between Coolidge Street and
Harding Street in Hollywood. Zoning allows for up to 25 units per acre, however, based on
height and parking restrictions, the maximum number of allowable fownhomes is 17 and the
maxmum number of allowable condominium units is 20. The site also allows for 10 boat slips.
The original asking price was $1,995,000; the property sold fo a condominium developer for
$1,600,000, or $80,000 per developable condominium vnit. No immediate development plans

were reported.

We have adjusted Sale 4 upwards for improving market conditions between the date of sale and
our effective date of this appraisal. We have also adjusted Sale 4 downwards for smaller
size/value relationship and upwards for inferior shape/configuration when compared to the
subject property As Is.

Land Sale Five

This comparable land sale comprises several waterfront and dry lofs along the Introcoastal
Waterway under the East Oaldand Park Boulevard Bridge in the Galt Ocean Mile submarket in
east Fort Lauderdale. The buyer infended to build and operate a 17,000-SF sports bar & grill
restaurant with outdoor seating and 17-boat slips. The property was broker listed at $3,950,000
for almost two years prior fo contract, which was subject o site plan approval. Two of the dry lots
had approximately 4,000-SF +/- of obsolete commercial buildings that will be demolished. The
waterfront lots are subdivided from the dry lofs by N.E. 32nd Avenue, and the dry fots will be

4 &-’(0 C {21



___Lund Yalue

used for valet parking support. There was also a one off lot that was part of the overall purchase
and was swapped with the City to improve fire station grading issues.

The buyer also executed o modification of ownership change for the submerged land lease for
14,000-SF with the Board of Trustees of the Internal Improvement Trust Fund of the State of
Florida. The annual rent is a nominal $2,247.72 and permits 17-slips. !t should also be noted,
the buyer executed a Brownfield agreement with the City of Fort Lauderdale, which encourages

redevelopment and job creation with some economic incentives fo the property owner/developer.

We have adjusted Sale 5 upwards for improving market conditions between the date of sale and
our sffective date of this appraisal. We have also adjusted Sale 5 downwards for smaller
sizefvalue relationship, upwards for inferior shape/configuration and upwards for inferior
topography/site conditions when compared to the subject property As ls.

Land Sale Six

This comparable is a 1.92 acre site located on the north side of the 79th Street Causeway in
North Bay Village, Miami-Dade County, Florida. This site is improved with a local non-credit
seafood restaurant whose lease expires in June 2013, This site has bay frontage with deep water
access and unrestricted water views, The properly is comprised of two-lots. One lot is zoned
GC, General Commercial and the other is zoning RM-70, High Density Residential. Both zoning
classificafions allow 72du/acre of 1bed or 64 du/acre of 2 beds. However, the lot zoned GC
also requires street-level refail of at least 50% of the existing use {+/- 4,320 SF). The property
was purchased for future development of a mixed-use condominium project. Additional details
were requested but not available due to client confidentiality.

We have adjusted Sale 6 upwards for impraving market conditions between the date of sale and
our effective date of this appraisal. We have diso adjusted Sale 6 downwards for smaller
size/value relationship and downwards for superior zoning/density when compared to the subject
property As ls.

SUMMARY OF ADJUSTMENTS

Based on our comparative analysis, the following chart summarizes the adjustmerts warranted to

each comparable.
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LAND 5ALES ADJUSTMENT GRID - MARITIME ARENA PLAT, TRACT B

Subjec)

Comparoble Humbsr 1 2 3 4 5 [
Transaclion Type Sale Sale Sule Sala Sale Sale e
Tronsaclion Dale Apr-11 Nov-T1 Jul-12 dul-12 Sep-12 Mar-13 -
Proposed Use Shipping Residential Retail Townhome  Sit down restourant  Residentiol || Mixed-use relail/resjaurani
tarminat candominium  pharmacy store with outdeor condominium || ploza with transient dockage,
seating Baywualk, open sprice & public
park elemenls
Aclual Safe Price £7,92G0,000 $5,400,000 $5,900,000 $1,400,000 53,350,000 $7,575,000 -
Adiusied Sale Price! $9,825,000  §5,400,000  §5900,000  §1,600,000 $3,350,000 $7,575,000 -
Size fAcres) 3.45 205 236 0.84 V74 1.92 277
Size {5F) 150,282 99,449 102,232 34,590 75,882 43,701 120,485
Prica Per SF $45.38 $60.37 $57.32 $43.73 $44.15 $90.50 -
Price {§ PSF) $45.38 $60.37 $57.32 $43.73 $44.15 $90.50
Propedy Rights Conveyed 0% % 0% 0% 0% 0%
Financing Termis ! 0%, 0% 0% 0% 0% 0%
Condilions ol Saje 0% 0% 0% 0% 0% 0%
Morket Condilions (Time) 30% 0% 20% 20% 20% 10%
Sublotal $B4.99 $78.48 $68.78 $52.47 $52.98 £99,55
Size 5% -3% 0% -10% -5% -5%
Shape 0% 0% 0% 25% 10% 0%
Corner 0% 0% 0% 0% 0% 0%
Woler Frontoge 10% a% 10% 0% % 0%
Tepegrophy 0% 0% 0% 0% 3% 0%
Location 0% 0% 0% 0% 0% 0%
Zaning/Densily -30% 0% 0% 0% 0% -20%
Wiililies 0% 0% 0% 0% 0% 0%
Highest & Best Use 0% 0% 0% 0% 0% 0%
Total Other Adjusiments -15% -h% 10% 15% 10% ~25%
Volue indicafion for Subject $72.24 574.56 575.66 560,34 558.28 571.65

1 Adjusted sale price far cash squivalency andfar developmenl costs {where upplicable}

Compiled by CBRE

CONCLUSION

Based on the preceding analysis, Comparables 2 & 5 were the most representative of the subject

sitt As Is, and warranted greatest considerafion because physical and legal/zoning

characteristics. In conclusion, a price per square foot of site area within the overall unadjusted

range and within the mid-to-upper end of the adjusted value indicator range was most

appropriote for valuing the subject Tract B As Is. The following table presents the valuation

conclusion:

AL LTS Tees

CONCLUDED LAND VALUE - TRACT B

$ PSF Subiject SF Total
$60.00 X 120,485 = $7,229,100
$75.00 X 120,485 = 39,036,375
Indicated Value: 58,000,000
{Rounded § PSF) $66.40

Compiled by CBRE
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Land Value - Tract B & Dedicated Righis-of-Way

The following presentation and analysis mirrors the preceding section.

ME ARENA PLAT, TRACT B & DEDICATED RIGHT5-OF-WAY

Transacfion Actval Sale Adjusted Sale Size Size Prite
to. Property Location Type Dule Proposed Use Price Price } [Acres) (5F) Per SF
1 750 BLE, 71h Avenve, Dania Sale Apr=11 Shipping erminal 57,900,000 59,825,000 3.45 150,282 5465.38
Bench, FL
2 3200 E. Allonitic-Bovlevard, Sole HNov-11 Rasidenliol condominiutm $5,400,000 §5,400,000 2.08 B9,449 560.37
Pompano Beach, FL
3 2101 E Hollanddle Beach Sale Jul-12 Retail pharmary slore $5,900,000 55,900,000 238 102,932 557.32
Bouteovrd, Hallandola Beach,
FL
4  ZB17 t Ocean Drive, Sale Jul-12 Townhome %1,600,000 41,600,000 0.B4 34,590 £43.73
Holiyweod, FL
5 3115 N.E. 32nd Avenue, For! Sala Sep-12 Sit down reslaurant with auldocr $3,350,000 $3,350,000 1.74 75,882 54475
Lauderdale, FL sealing
-] 1555 N. Bay Cswy, Morth Boy Sale Mar-13 Residenliol condomiinium $7,575,000 §7,575,000 1.92 83,701 $90.50
¥illuge, FL
Subj. 400 NLE, Bth Sireel, -= e Mixed-nse retail/restovrant ploza = - 419 182,341 e
Miomi, Flarida with transieni deckage, Boywalk,

apen space & public park elements

1 Adjustad sale price for cash equivalency abd/or developmient costs {where applicable)
Compiled by CHRE

DISCUSSION/ANALYSIS OF LAND SALES

As noted, the analysis and adjustments to the comparable sales mirrors the preceding section
with the exception of the larger size/value relationships and adjustments considering the lorger
size of Tract B including the dedicated rights-of-way.

SUMMARY OF ADJUSTMENTS

Based on our comparative analysis, the following chart summarizes the adjustments warranted to

each comparable,
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LAND SALES ADJUSTMENT GRID - MARITIME PLAT, TRACT B & DEDICATED RIGHTS-OF-WAY

Comparable Number 1 2 3 4 5 & Suhject
Transaclion Type Sale Sale Sale Sale Sale Sale -
Transaclion Dole Apr-11 MNov-11 Jul-12 Jul-12 Sep-12 Mar-13 -
Proposed Use Shipping Resideniial Retail Townhome Sit dawn Residenticl Mixed-use
ferminal condominium pharmidey siore restauran| with  tondeminium || relail/restaurani plaza
outdoer wilh fransient deckage,
seaiing Baywalk, open space &
public park elements
Aclual Sale Price $7,900,000 $5,400,000 $5,900,000 $1,600,000 $3,350,000 $7,575,000 -
Adjusled Sale Prica ! £9,825,000  $5400000  §5900,000  $1,600,000  $3,350,000  §7,575,000
Size (Acras) 345 2.05 2,36 0.84 1.74 1.92 4.19
Size (SF) 150,282 89,449 102,933 36,590 75,882 83,701 182,341
Price Per SF $65.38 $60.37 §57.32 $43.73 $44.15 $90.50 -
Price (5 FSF) $65.38 $60.37 557,32 $43.73 $44.15 $90.50
Property Righls Conveyed D% 0% 0% 0% 0% 0%
Financing Terms ! 0% % 0% 0% 0% Q%
Conditions of Sale 0% 0% 0% 0% 0% 0%
Markel Conditians 30% 30% 20% 20% 20% 10%
Subloial $B84.99 $78.48 $68.78 $52.47 $52.98 $99.55
Size 0% -10% ~10% -25% “15% -15%
Shape 0% 0% 0% 25% 10% 0%
Corner 0% 0% 0% 0% 0% 0%
Erontage 10% 0% 10% 0% 0% 0%
Topography 0% 0% 0% 0% 5% 0%
Location 0% 0% 0% 0% 0% 0%
Zoning/Densily ~30% 0% 0% 0% 0% -20%
Uilities 0% 0% 0% 0% % 0%
Highest & Best Use 0% 0% 0% 0% 0% 0%
Tolal Other Adjusimenis -20% -10% 0% 0% 0% -35%
Value Indicotion for Subject  $67.99 $70.63 $68.78 $52.47 552.98 $64.71

' Adjusied sale price lor cosh equivalency and/or developmenl cosls (where applicable)

Compiled by CBRE

CONCLUSION

Based on the preceding analysis, Comparables 2 & 5 were the most representative of the subject
site As !s, and warranfed greatest consideration because physical and legal/zoning
characteristics. In conclusion, a price per square foot of site area within the overall unadjusted
range and within the mid-fo-upper end of the adjusted value indicator range was most
appropriate for valuing the subject Tract B and the dedicated rights-of-way As Is. The following

table presents the valuation conclusion:

CONCLUDED LAND VALUE - TRACT B & ROW

$ PSF Subject SF Total
$50.00 X 182,341 = $9,117,064
$65.00 X 182,341 = $11,852,183
Rounded: $10,000,000
(Rounded $ PSF) $54.84

Compiled by CBRE
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Income Approach - Ground Rent

The following map and table summarize the comparable data used in the valuation of the subject
site. A detailed description of each ground lease transaction is included in the addenda.
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In this section, we have estimated market rent for the subject site (ground rent) via the income
approach by performing a traditional market rent survey of comparable retai, entertainment and

waterfront ground lease transactions, as presented in the following table.

SUMMARY OF COMPARABLE GROUND LEASES

Comp. Froperly Name Expense Tenant Land/ Lease Lease
No. ond Lotajion Type & Use Yeor Buill  Orc. Husls Name Building Area  Daote Term Base Rent

1 Wal-Mart Neighborhood Reioil destination 2014 100%  Ahsolute nej Wal-Mari 294,644 Dec-14  20.0¥rs.  51.35 PSF
Maorkes MNeighborhood 54,137 Dec-14  20.0 ¥rs. £7.39 P5F
46991 5.W. Blh Stresd,
Miami, FL

2 CVYS5 Pharmacy Retoil convenience 2013 100%  Absolule nel cvs 95396 Pac-11 250 Yrs, 57.54 PSF
1204 5.w. 8ih Sireet, 14,028 Dec-11  25.0Yrs, $51.30 PSF
Miomi, FL

3 CVs Pharmuocy Relajl convenience 2014 100%  Absalule net CcYS 77,850 May-14  250%rs.  $9.31 PSF
700 5.W. 27th Avenue, 13,057 Moy-14  25.0 Yrs,  $48.38 PSF
Miami, FL

4 Jungle Islond - Ground Taourish alraction 2003 100%  Absolule nel Jungle Istand 701,791 Ca-00  45.0 Vs, %$1.11 PSF
Legse- 69,337 Sep-00 45.0Yrs. 5$11.20 PSF
1111 Parred Jungle Trail,
Miami, FL

5  Hoyside Markelploca « Faslival marketploce & 1987 100%  Absolule net Boyside 569,634 Aug-14  99.0Yis.  §6.17 PSF
Ground Lease tauris} alirackion arkelplace (GGP) 378,413 Aug-14  99.0¥rs. 51070 PSF
401 Biscayne Bovlevard,
Miami, FL

Subj. Maritime Arena Flot, Troct B Mixed-usa Proposed P - — - - -- -
AD0 N.E. Bih Streart, retail/restaurant plaza
#igmi, Florida wilh transienl dockags,
Baywalk, epsn space &
public park elemenis
Compiled by CBRE
A5
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Income Approach

DISCUSSION/ANALYSIS OF RENT COMPARABLES

Overall, the comparables produced a rental rate range from $400,000 to $775,000, and an
outlier of $3,515,000 as produced by the Bayside Marketplace leass renegotiation / extension,
or $1.11 10 $9.31 per square foot of net site areq, excluding any submerged lands.

Based on the subjeci's site size, location and highest & best use As ls, the market rent should fall
below Rent Comparables 2 & 3, which are both high profile, corrier intersection locations with
long term leases fo credit-worthy refail pharmacy tenants; and above Rent Comparables 1 & 4,
which are inferior locations, and/or lower density retail and tfourist atfraction land uses when
compared 1o the subject property. Finally, Rent Comparable 5 is the most similar location, but a
superior comparable given the size and synergy of an existing income producing festival

marketplace with enfertainment, retail and restauront uses.

RENT MULTIPLIER METHOD

As a gross check to the preceding market rent comparison fechnique, we have also employed a rent
multiplier method in order to determine market rent. The rent multiplier method is based on the
difference or spread between the agreed upon rental rate and the overall capitalizotion rate used to
determine prospeciive value of what an investor would pay for a leosed fee investment to an end
buyer and represents the profit expectation that a developer would requise in order to secure a prime
tract of land, negotiate a long term ground lease with a good quality tenant and perform earthwork &

site improvements, if necessary, in order fo secure a long term ground lease.

An appropriate profit spread for a ground lease transaction of this type would be between 200 and
300 basis points between rent multiplier and overall capitalization rate. In order to determine a
reasonable overall capitalization rate we have presented the following national investor survey for

triple net lease and land lease investors:

OVERALL CAPITALIZATION RATES
Investment Type OAR Range Average

RealiyRates.com

Land Leases;

Restaurant 4.10% - 16.23% 8.46%
Retail 2.86% - 11.92% 7.01%
Special Purpose 3.30% - 16.71% 8.50%
All Property Types 2.78% - 16.71% 7.65%

PwC National Investor Survey
MNational Net Lease Market 6.00% - B8.50% 6.98%

Indicated OAR: 6.00%~7.00%
Compiled by: CBRE

44

2




Income Approach

Based on the foregoing ahalysis and presentation, the subject properties have the potential to be
ground leased fo a retail/restaurant developer as presented in the tuble above. The corresponding
capitalization range for o long ferm prospective ground lease invesiment would then be 6.0% to
7.0%. Hence, a 6.0% to 7.0% overall capitalization rate expectation plus 200 to 300 basis point
spread for profit expectation would produce a rent multiplier range of 8.0 10 10.0.

The following tables present the rent multiplier method conclusions for subject Tract B (excluding

dedicated rights-of-way):

RENT MULTIPLIER METHOD - MARITIME ARENA PLAT, PARCEL B

Rent Multiplier l.and Valve Potential Rent
0.09 X $7,500,000 = $675,000
0.10 X $7,500,000 = $750,000

Indicated Market Rent As Is: $700,000

Indicated Market Rent PSF: 55.81

Compiled by CBRE

Because the subject Tract B including the dedicated rights-of-way is a larger parcel, but derives the
same FAR density based on existing restrictions and covenants, i.e. Baywalk, transient dockage, open
space and public park elements that could be developed on the outer lying rights-of-way arees. As
such, we have used a slightly lower range of multipliers in order to reflect the risk and carry of a larger

parcel, without any benefit for FAR density.

Therefore, the corresponding rent multiplier range for Tract B including the dedicated rights-of-way of

7.010 9.0 in order to estimate a reasenable market rent for the subject property.

RENT MULTIPLIER METHOD - MARITIME ARENA PLAT, PARCEL B & ROW

Rent Multiplier Land VYalue Potential Rent
0.07 X $10,000,000 = $700,000
0.09 X $10,000,000 = $900,000
indicated Market Rent As is: $800,000
Indicated Market Rent PSF: $4.39

Compiled by CBRE

MARKET RENT ESTIMATE

The following chart shows the reconciled market rent conclusions for the subject properties based

on our market rent survey and rent multiplier method:
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{ncome Approach

MARKET RENT CONCLUSIONS

Category ' Tract B Tract B & ROW
Land Area (SF) 120,485 182,341
Market Rent ($/5F/Yr.) $6.00 $4.50
Market Rent ($/Yr.) (Rounded) $720,000 $820,000
Concessions. 9 to 12 Months Build Time
Reimbursements Absolute net Absolufe net
Annual Escalafion Flat for term, than 10% every 5 years
Site Improvements [New Tenants) Tenant responsibility
Tenant Improvements {Renewals) Tenant responsibility
Average Lease Term 25 Years + 5, 5 Year Option Terms
Leasing Commissions (Mew Tenants) 4.0% 4.0%
Leasing Commissions (Renewals) 2.0% 2.0%

Compiled by CBRE

It should be also noted, our market rent conclusions assume a for-profit commercial
retail/restaurant development with public open space and park elements, while a civic or public
use, such as cultural facilities, educational facilifies, o museum and/or visifor attraction may not

be financially feasible under the aforementioned market rent scenarios.

In addition, the above market rent estimates exclude any revenue sharing and/or percentage
rent, that is typically negotiated on a case-by-case basis with tenant prospecis/developers as d

public/private economic incenfive.
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Fair Market Daily Rent (FMR)

(n this section, we have estimated the fair market daily rental rate {FMR) of several allowable
uses indluding valet parking support for Miami Heat games at the AAA; the staging support for
concerts & circus events occurring at the AAA; and, third parly sponsored concerts, carntvals and
private parly events. In order fo determine a reasonable range of daily rental rates for the
allowable uses, we have surveyed the closet parking support areas including surface parking lots
and garages within very close proximity of the American Airlines Arena. We also inferviewed City
event staff ot the Cities of Fort Lauderdale and Miami Beach in order to determine a reasonable

range of daily events fees for outdoor concert events and the circus.

The comparable survey data is presented in the following narrative followed by o summary

schedule of our fair market daily rental rate estimates.

Vealet Parking for Miami Heat Games ot AAA

In order to determine the fair market daily rental rate for valet parking for the Miomi Heat games
at the AAA, we have analyzed the following market data:

1) Various downtown Miami central business district (CBD) daily and monthly selt parking
starts at $5.00 1o $15.00 per day or $0.017 to $0.050, respectively, for business and
event parking; and, $75.00 to $80.00 per month or $0.008 fo $0.009 for open surface

parking lots.

2] M & M Parking Management, LLC (305) 879-8032 for AAA event parking at 607 N.E. 1¢
Avenue, Miami, Florida ranges from $5.00 to $10.70 per space per event or $0.017 to
$0.036 per square foot, and as high as $20.00 to $30.00 per space or $0.067 to
$0.100 per square foot for premium event parking and for a maximum 24 hour daily

rates

3) The PAMM (Perez Art Museum Miami) off-street parking support is provided by the Omni
Center (2,200 spaces/1645 Biscayne Boulevard) and the Adriene Arschi Center (1300
Biscayne Boulevard) both charge $30.00 to $35.00 for daily maximum event parking
rates, which equates to $0.100 to $0.117 per square foot.

4) Lot 19, Section 1 (500 block of Biscayne Boulevard) owned & operated by the City of
Miami Parking Authority supports 85 spaces af $10.00 per space per day or $850.00 “in
bulk” for special events, which equates o $0.033 per square foot.

5) Miami Heat Season Parking Passes at Lot 19, Sections 1 & 2 { 400 & 500 block of
Biscayne Boulevard) and immediately south of the AAA is priced ot $1,510 for 3 pre-
season games, 41 regular games and 16 possible play-off games, which equates o o
total of 60 game days or $25.17 per game day and $0.084 per square foot.

6) We also note that contract valet parking managed services charge $55.00 per vehicle to

the end using public and a generous price spread is necessary in order to provide an

» ¢  CBRE



fncome Approach

operafing profit incentive for o managed parking/valet company to stoff, insure and

operatfe a valet service on game & event days.

The most comparable parking options would be number 2, 4 & 5 above, which produced «
range of $0.033 to $0.117 for daily open surfuce parking. The garage parking sets the upper
end of the range and is considered a premium becouse of the consumer perception of higher
security and profection from the weather. Therefore, we would expect the subject property Parcel
B to lease “in bulk” for approximately $10.00 per space per day or for $0.033 per square foot,
- excluding the rights-of-way, which would be utilized for vatet & traffic circulation.

Staging for Concerts & Circus af AAA

Current daily rates for staging concerts and circus events, including the housing of animals,
whereby the enfire 4.19-acres is utilized, is reported io be $550.00 and $650.00 or $0.003 to
$0.004 per square foot, respectively.

BB&T Arena in the City of Sunrise includes event stuging area parking and storage as part of the

contract and does not charge separately for event staging areas.

As with most special event venues and arenas, it would be expected that event staging aredas
would be part of the overall event production contract. Therefore, we would expect the fair
market daily rental rafe for staging events would be at or above the actual charges reported for
the AAA and at the low end ot the range reporied from the preceding valet parking survey, at say
$1,100 and $1,300 or $0.006 and $0.007 per square foot, respectively for concerts and circus
staging uses on the entire 4.19-acres,

Carnival, Concerts & Private Party Event

In order to defermine a reasonable Carnival, concerts and private event fees we have interviewed
City staff who overview special event departments for similar waterfront and beach comniunities

in South Florida, and presented as follows:

1) City of Fort Lauderdale hosts o variety of charitable events, concerts and 5k runs and
charges $5;000 to $12,500 per day or $0.007 to $0.017 per square foot for special
event use of the Fort Lauderdale Beach Park located o 1100 S. State Road ATA (Atlantic
Boulevard). This area comprises approximately 16.529-acres and is supports extensive
parking lot improvements and Atlantic Ocean beach front.

2) The City of Miami Beach hosts a wide variety of special events including weddings,
ceremonies, feam building, auto shows, Art Basel, Miami International Boat Show, the
South Beach Food & Wine Festival, etc.. The buse square footage fee is $0.25 per square
foot plus an application fee of $250.00, permit fee of $250.00 to $500.00 and security
deposits of $2,500 to $20,000 +, plus concession agreement of 10% to 15% of
beverage, ficket sales and merchandise for non-beach and beach events, respectively.

7
There is also park user fee of 25% of the total City Services, not including administrative

“ Ll



Income Approuch

fees; light pole banner announcement fees; building department permit fees, police & fire

department fees and parking meter rental fees.

We noted the base square foot fee of $0.25-PSF is waived for wedding ceremonies and
Class C1 special events, which is less than 150 occupancy and maximum & hours to 1

day load in/load out occupancy.

Based on the foregoing information and preseniation, we have estimated the fair market daily
rental rate for outdoor carnivals, concerts and private parties to be between $0.01 and $0.25 per
square foot with a nominal fee ai the lower end of the range for the non-commercial events, such
as weddings & private parties. Concerts would be the most infense commercial event and should
be near the upper end of the range, but below the Miami Beach fee of $0.25-PSF, which is
considered fo be superior in location and supporting amenities, i.e. South Beach, efc.. Although
carnivals are a commercial event use, it is considered to be less infense than a concert event.

Therefore, we have esfimated carnivals to be of the midpoint of the range.

Our estimates of fair market daily rental rates is summarized in the following table:

SCHEDULE OF FAIR MARKET DAILY RENTAL RATES

Rentable §tle Mo. of FMR Per Space FMR Rent FMR
Scenorio  Type of Use or Event Commends Locuilion Area - Atres  Spaces Per Day Per Day P5F/Day
1 Valal Parking for Miami Season parking includes 3 pre- Tracl B 2,77 Acre 400 $10.00 /Space  £4,000/Day  $0.033 PSF
Heaao} Games at AAA season gomaes; 41 regular gomes
& 16 possibla play-of games
2 Concerls For-profil concerl sloging orea for  Tract B & dedicdled 4.19 Acre Open --- $1,100/Day $0.096 PSF
AAN evenls righis~of-woy surfoce
a Circus For-profil dreus skiging area for Tract B & dedicaled 4.19 Acre Open - $1,300/Day  $0.007 PSF
AAM avenls righls-ol-way surface
4 Carnivals Forprofit ouldoor cdenival evanls Trac) B & dedicaled 4.19 Acre Open - $18,000/Day $0.099 PSF
& sioging rights-of-weay surfoce
5 Concerls For-profil ouldoor cancart evenis Tracl B & dedicoled 4.19 Acre Open - £36,000/Doy  $0.197 PSF
& slaging rights-of-way surface
[ Privale Parfies & Frivale ouldoor evenls & sloging Trac) B & dedicaled 4,19 Acre Opan --- $2,500/Day $0.014 PSF
Weddings righis-af-way surface

Moles: Every information sourced from Cily of Minmii, City of Miorii Beach and City of For
Lauderdale, All dbave infarmalion and rales exclude oay applicotion less, permil fees, sacurily
daposits, fite rescue, police & securily suppan, woste managemend, insurance, or any ofher City
or Counly services and/of sponsorships. Non-profil and/or public events nol reporisd.

Compiled by CBRE
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Reconciliation of Volues

In the sales comparison approach, the subject is compared to similar properties that have been
sold recently or for which listing prices or offers are known. The sales used in this analysis are
considered reasonably comparable fo the subject, and the required adjustments were based on
reasonable and well-supported rationale. Therefore, the sales comparison approach is
cohsidered to provide a reliable value indication As Is.

The income approach is applicable to the subject property since it has income producing
pofential in the open market. The rent comparables used in this analysis are considered
comparable to the subject property and produced a reasonable range of market rent indicators
for valuing the subject property. In addition, the rent multiplier method was employed and
supported by the comparable sale land value analysis, overall capitalization rates and profit
spread expectations as surveyed from developers and invesiors active with this property type.
Therefore, the income approach is considered a reasonable and significant indicator for

estimdting market rent and has been given primary emphasis in the final rent estimate.

Based on the foregoing, the market values, market rent and hypothetical values of the subject
have been concluded as follows:

MARKET VALUE & MARKET RENT CONCLUSIONS

Appraisal Premise Inlerest Appraised Date of Yajue Vglue & Ren] Conclusions
As Is Land Yalue of Tracl B Fae Simple Esiale September 2, 2014 $7,500,000
As [s Land Yolue of Tract B & Dedicaled Rights-of-Way Fee Simple Estale September 2, 2014 £10,000,000
As |s Market.Ren! for Tracl B Fee Simple Eslole Seplamber 2, 2014 $720,000
As Is Markel Rent for Tract B & Dedicaled Righls-of-Way Fee Simple Estale September 2, 2074 $820,000
Hypothelical Value of Tract B {Withoui Reslriclion of Use) Fee Simple Estate Seplembar 2, 2014 $100,000,000
Hypothetical Yalue of Trocl B & Dedicated ROW {Without Restriction of Use]  Fee Simple Estale Seplember 2, 2014 $120,000,000

Compilad by CERE:

Fatal
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Assumptions and Limiting Conditions

Assumptions and Limiting Conditions

1.

Unless otherwise specifically nofed in the body of the report, it is assumed that title o the properly or properties
appraised is cleor and marketable and thal there are no recorded or unrecorded matters or exceptions to fitle that
would adversely affect markelability or vafue. CBRE, Inc. is not aware of any fitle defects rior has it been advised of
any unless such is specifically noted in the reporl.  CBRE, Inc,, however, has not examined title and makes no
representations relative to the condition thereof. Documends dealing with liens, encumbrances, easements, deed
restrictions, clouds and other conditions that may affect the quality of fitle have not been reviewad. Insurance
ugainst financial loss resulting in claims that may arise out of defects in the subject’s title should be sought from
qualified fitle company that issues or insures fille to real property,

Unless otherwise specifically noted in the body of this repor, if is assumed: that The existing improvemenis on the
property or properiies being appraised are structurally sound, seismicolly safe and code conforming; that all
building systems (mechanical/electrical, HYAC, elevator, plumbing, etc.) are in good working order with ho maior
deferred mainfenance or repair required; thal the roof and exterior are in good condition and free from intrusien
by the elements; that the property or properfies have been engineered in such a manner that the improvements, as
currently constituled, conform to all applicable local, state, and federal building codes and ordinances. CBRE, Inc.
professiondls are not engineers and are nat competent to judge matters. of an engineering nature. CHRE, Inc. has
not relained independent structural, mechanicol, electrical, or civil engineers in connection with this appraisal and,
therefore, makes no representations relative to the condifion of improvemenis. Unless otherwise specifically noted
in the body of the report: no problems were brought to the attention of CBRE, Inc. by ownership or management;
CBRE, Inc. inspected less than 100% of the enfire interior and exterior porfions of the improvemenis; and CBRE,
Inc. was not furnished any engineering studies by the owners ar by the party requesting this appraisal. [ quesions
in these areas are crifical i6 the decision process of the reader, the advice of competent engineering consultants
should be obigined and relied upon. It is specifically assumed that any knowledgeable and prudent purchaser
would, as a precondition to closing a sale, oblain @ sofisfactory engineering report relative jo the structural
integrity of the property and the infegrity of building systems. Siructural problems and/or building system
problems may not be visuolly detectable. I engineering consultants retained should reporl neguaiive factors of a
material nature, or if such are laler discovered, relative to the condition of improvernents, such information could
have a substantial negative impoct on the conclusions reporied in this appraisal. Accordingly, if negative findings
are reported by engineering consultants, CBRE, Inc. reserves the right to amend the appraisal cenclusions reported
herein.

Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on
the properly, was not observed by the appraisers. CBRE, Inc. has no knowledge of the exislence of such materials
on or in the property. CBRE, Inc., however, is not qualified fo detect such substances. The presence of substances
such as osbestos, urea formaldehyde foam insulation, comaminated groundwater or other potentially hazardous
materiols may affect the value of the property. The value estimate is predicated on the assumption that there is no
such material on or in the property that would cause o loss in value. No responsibility is assumed for any such
conditions, or for any expertise or engineering knowledge required to discover them. Thé client is urged to Tetain
an expert in this field, if desired.

We have inspected, as thoroughly as possible by observation, the land; however, it was impossible fo persendlly
inspect conditions beneath the soil. Therefore, no representation is made as to these matiers unless specifically
considered in the appraisal.

All furnishings, equipment and business operations, except as specifically stated and typically considered os part of
real property, have been disregarded with only real properly being considered in the report unless otherwise
stated. Any existing or proposed improvements, on or off-site, as well as any alterations or repairs considered, are
assumed to be completed in @ workmanlike manner according to standord practices bosed upon the information
submitted 1o CBRE, Inc. This report moy be subject to atnendment upon re-inspection of the subject subsequent fo
repairs, modifications, aiterations and completed new construction, Any estimale of Market Value is as of the date
indicated; based upon the information, conditions and projected levels of operaiion.

It is assumed that all factual dala furnished by the client, property owner, owner's representative, or persons
designated by the client or owner fo supply said data are accurate and correct unless otherwise specifically noted
in the appraisal report. Unless otherwise specifically noted in the appraisal repori, CBRE, Inc. has no reason to

beliave that any of the data furnished confain any material error. Informedion and data referred 1o in this

paragraph include, without being limiled fo, numerical streef addresses, lot and block numbers, Assessor’s Parcel
Numbers, land dimensions, square footage area of the land, dimensions of the improvements, gross building
areas, net rentoble greas, usable areas, unit count, room couni, rent schedules, income data, historical apérating
expenses, budgets, and related data. Any material error in any of 1he above data could have a subsiontial impact
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an the conclusions reparied. Thus, CBRE, Inc. reserves the right to amend cenclusions reported if mode aware of
any such error.  Accordingly, the clieni-addressee should corefully review all assumptiens, data, relevant
coteulations, and conclusions within 30 days after the dote of delivery of this report and should immediafely notify
CBRE, Inc. of any questions or errars.

6. The date of value to which any of the coriclusions and opinions expressed in this report apply, is set forth in the
Letter of Transmittal. Further, that the dollar amount of any value opinien herein rendered is based upon the
purchasing power of the American Dellar on that date. This appraisal is based on market conditions existing s of
the dule of this appraisal. Under the terms of the engagement, we will have no cbligation to revise this report o
reflect events or conditions which occur subseguent to the date of the appraisal. However; CBRE, Inc. will be
available fo discuss the necessity for revision resulfing from changes in economic or market factors affecting the
subject,

CBRE, Inc, assumes no privale deed restrictions, limiting the use of the subject in any way.

Unless otherwise noled in the body of the report, it is assumed that there are no mineral deposits or subsurface
rights of value involved in this appraisal, whether they are gas, liquid, or solid. Nor are $he rights associated with
exiraction or exploration of such elements considered unless otherwise stated in this appraisal repott.  Unless
otherwise stated it is also assumed that there are no air or development rights of value that may be transferred.

9. CBRE, Inc. is not aware of any contemplated public initiafives, governmental development confrols, or rent cantrols
that would significantly offect the value of the subject.

10: The estimate of Market Value, which may be defined within the body of this report, is subject to change with
market fluctuations over fime. Market value is highly reloled to exposure, time promotion effort, terms, motivation,
and contlusions. surrounding the offering. The value estimate(s) consider the productivily and relative
affractiveness of the propeity, both physically and economically, on the open market.

11. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated
on the information end assumptions confained within the repord.  Any projections of income, expenses and
economic conditions utilized in this report are not predicfions of the future. Rather, they are estimates of current
market expeciations of future income and expenses. The achievemént of the financial projections will be affected
by fluctuating econemic condilions and is dependent upon other future occurrences that cannot be assured,
Actual results may vary from the projections considered herein. CBRE, Inc. does not warrant these forscasts will
occur, Projections may be affected by circumstances beyond the current realm of knowledge or contral of CBRE,
Inc.

12. Unless specifically set forth in the body of the report, nothing contained herein shall be construad to represent any
direct or indirect recommendation of CBRE, Inc. to buy, sell, or hold the praperties af the value stated. Such
decisions involve substantial investment sirategy questions and must be specifically addressed in consuliation form.

13. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning
ordinances or regulafions governing use, density, or shape are being considered. The property is appraised
assuming that all required licenses, certificates of occupancy, consents, or other legislative or adminisiative
authority from any locdl, state, nor nafienal government or private entity or organization hove been or con he
obtained of renewed for any use on which the value estimales contained in this report is based, unless otherwise
stated.

14. This study may not be duplicaled in whole or in part without the specific written consent of CBRE, Inc. nor may this
reéport or capies hereof be fransmitted to third parties without said consent, which consent CBRE,. Inc. reserves the
right to deny. Exempt from ihis restriction is duplication for the internal use of the client-oddressee and/or
transmission fo aftorneys, accounfants, or advisors of the client-addressee. Also exempt from this restricfion is
transmission of the report fo any cour, governmental authority, or regulalory agency having jurisdiclion over the
party/parties for wham this appraisal wos prepared, provided that this report and/or its contenls shall not be
published, in whole or in part, in any public document without the express written conserit of CBRE, Inc. which
consent CBRE, Inc. reserves the right fo deny. Finally, this report shall not be. advertised o the public or otherwise
used to induce o third parly to purchase the property or to make a *sale” or “offer for sale” of any “security”, as
such terms .are defined and used in fhe Securities Act of 1933, as amended. Any third party, not covered by the
exemptions herein, who may possess this reporl, is advised that they should rely on their own independantly
secured advice for any decision in connection with this property. CBRE, Inc. shall have no accountabiiity or
responsibility to any such third party.

15. Any value estimate provided in the report applies jo ihe entire property, and any pro ration of division of the tille
into fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been set
forih in the report.
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16.

17.

18.

19.

20.

21,

22.

23.

24,

The distribution of the total valuation in this report between land and improvements applies anly under the existing
program of ulilization, Component values for land and/or buildings are not infended ta be used in conjunction
with any other property or appraisal and are invalid if so vsed.

The maps, plals, sketches, graphs, phetographs and exhibits included in this report are tor illustration purposes
only and are 1o be utilized only fo assist in visualizing matlers discussed within this report. Except as specifically
stated, dala relative fo size or area of the subject dnd comparable properties has been obtained from scurces
deemed occurate and reliable. None of the exhibits are to be removed, reproduced, or used apart from this
report.

No opinion is infended to be expressed on malters which may require legal expertise or specialized investigation
or knowledge beyond thal customarily employed by real estale appraisers. Values and opinions exprassed
presume that environmental and other governmental restrictions/conditions by applicoble agencies have been
met, including bt not limiled to seismic hazards, flight patierns, decibel levels/noise envelopes, fire hazards,
hillside ordinances, density, allowable uses, building codes, permits, licenses, efc. No survey, engineering study or
architectural analysis has been made known to CBRE, Inc. unless otherwise stated within the body of this report. |f
the Consultant hes not been supplied with o fermite inspecfion, survey or occupuncy permit, no responsibility or
representation is assumed or made for any cosls associated with obtaining same or for any deficiencies discovered
before or after they ore obtained. No representation or warranty is made concerning obtaining these iterns.
CBRE, Inc. assumes no responsibility for any costs or consequences orising due to the need, or the lack of need,
for flood hazard insurance. An agent for the Federal Flood Insurance Program should be contacted fo determine
the actual need for Floed Hazord insurance.

Acceptance and/or use of fhis report constitutes full accepiance of the Contingent and Limiting Conditions and
special assumptions set forth in this report. It is the responsibilily of the Client, or client’s designees, to read in full,
comprehend and thus become aware of the aforementioned contingencies and limiling conditions, Neither the
Approisst nor CBRE, Inc. assumes responsibility for any situation arising cut of the Client's failure to. become
familiar with and understand the same. The Client is advised fo refain experts in areas that fall oulside the scope
of the real estdte appraisal/consulting profession if so desired.

CBRE, Inc. assumes that the subject analyzed herein will be under prudent and compsient management and
ownership; neither inefficient nor super-efficient,

It is assumed that there is full compliance with all applicable federal, siate, and local environmental regulations
and laws unless noncompliance is stated, defined and considered in the appraisal report.

No survey of the boundaries of the property was undertaken. All areas and dimensions furnished are presumed to
be cofrect. It is further assumed that ne encroochments to ihe realfy exist.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. Notwithstanding any discussion of
possible readily achievable barrier removal construction items in this report, CBRE, Inc. has not made g specific
compliance survey and analysis of this property 1o determine whether it is in conformance with the various deiailed
requirements of the ADA., It is possible that @ compliance survey of the properly together with a detailed analysis
of the requirements of the ADA couid revedl that the property is not in compliance with one or more of the
requirements of the ADA. If so, this fact could have o negative effect on the value estimaled herein. Since CBRE,
Inc. has no specific information relating to this issue, nor is CBRE, [nc. gualified 1o make such an assessment, the
effect of any possible non-compliance with the requirements of the ADA was not considered in estimating fhe valve
of the subject.

Client shall nol indemnify Appraiser or hold Appraiser harmless unless and only 1o the exten! that the Client
misrepresends, distorts, or pravides incomplete or inaccurate appraisal results fo cothers, which ads of the Client
approximately result in dumage o Appraiser. Notwithstanding the foregoing, Appraiser sholl have no obligation
under this Section with respect io any loss that is caused solely by the active negligence or willful misconduct of a
Client and is not contributed to by any act or omission (including any failure to perform any duty imposed by law)
by Appraiser, Client shall indemnify and hold Appraiser harmless from any claims, expenses, judgments or other
ilems or costs arising as a result of the Client's failure or the failure of any of the Client's agenis to provide a
complete copy of the appraisal report to any third party. In the event of any litigation between the parties, the
prevailing party fo such litigation shafl be entitled 1o recover, from the other, reasonable attorney fees and cosls.

55

T



Addenda

- :TQL

ADDERDA



Addenda

Acdendum &

LAND SALE DATA SHEETS

T5



Port Laudania
Location Data

LAND SALE No. 1

Location:

750 N.E. 7th Avenue
Dania Beach, FL 33004

County: Broward

Parcel No: 50-42-35-17-0020

Allas Ref:

Physical Data

Type: Industrial

Land Area: Gross Usable
Acres: £.680 3.450
Square Feet: 247,421 150,282

Topography: Generally Level

Shape: Rectangular

Utilities: Water & septic

Zoning: iG, Industrial General

Allowable Bldg Area:
Floor Area Ratio:

Financial Data

No. of units:

Max FAR; NA

Frontage: Dania Cut-Off Canal - 333;Boat
basin - 600;

Analysis

Use At Sale; Shipping terminal

Proposed Use or Dev.
Price Per Acre:

Price Per SF of L.and;
Price Per Unit:

Price Per SF of Bldg:

Comments

Shipping terminal
$2,847,826
$65.38

Transaction Type:
Date:

Marketing Time:

Grantor:
Graniee:
Document No.:

Sale Price;

Financing;
Cash Eq.Price:

Cnsite/Offsite Costs:

Adj. Sale Price:
Verification:;

Sale

412011

NA

C-Term Partners

C-Term Partners (Seacor)
Corporate stock transfer
$7,900,000

All Cash

$7,900,000

$1,925,000

$9,825,000

Appraisal on-file

This comparable sale comprises a 5.682-acre (247,498 sq. ft.) shipping terminal site located at 750 N.E. 7th Avenue in Dania Beach.
The site area contains 3.45 acres of uplands; 1.46 acres of submerged port basin; and 0.77-acres of submerged, deepwater canal
right-of-way with unrestricted access to the Intracoastal Waterway and ultimately to the Port Everglades inlet. The property
improvements include a wharf with concrete cap, tire fenders, bollards, a barge slip, asphalt paving, a truckwell, bulk oil frough, chain
link fence with 3-strand barb wire & rolling gate, precast light poles with camera mounts & duat light fixfures, a wharf side power
pedestal with 480/208 electric service, and fire hose station. The port basin is reportedly 9 to 15 deep during nermal tidal condifions.
The sale transaction is an unrecorded company stock transfer reported at $7.9 million, "all cash” plus the buyer is spent $1,925,000 on
engineering & construciton costs for bulkhead replacement, new crane pad, submerged sheetpile repair, structural backfill, terminal

ramp and resurfacing.

CBRE



3200 E. Atlantic Boulevard

Locatiion Data

Locatiomn:

3200 E. Atlantic Boulevard
Pompano Beach, FL. 33080

Financial Data

County: Broward

Parcel Na: 49-43-06-11-0440; Multiple

Aflas Ref:

Physicat Data

Type: Spec-Holding

Land Area: Gross Usable
Acres: 2,054 2.054
Square Feet: 89,450 89,449

Topography: Level, At Street Grade

Shape: Rectangular

Utilities: To site

Zoning: B-3/PCD, General Business

Allowable Bidg Area: 08F

Floor Area Ratio: 0.00

No. of units: ¢

Max FAR: 0.00

Frontage: East Atlantic Boulevard &

intracoastal Waterway - ;
Analysis
Use At Sale; Obsolete restaurant/stores

Proposed Use or Dev,

Price Per Acre:
Price Per SF of Land:
Price Per Unit;
Price Per SF of Bldg:

Comments

Residential condominium
$2,629,657

$60.37

$0

$0.00

Transaction Type;
Date:

Marketing Time:
Grantor;

Grantee:
Document No.:
Sale Price:
Financing:
Cash Eq.Price;

Onsite/Offsile Costs:

Adj. Sale Price:
Verification:

Sale
11120141
5 Months

Y&0O Investments, LLC, Gar
Enferprises, LLC & Robert Krilich

TSATAS Acquisitions, LLC
48324/1498

$5,400,000

Cash to Seller

$5,400,000

$0

$5,400,000

Scott Auker, Listing hroker

This comparable land sale is a three part assemblage comprising obsolet
East Allantic Bouelavard and Hibiscus Avenue, an obsclete convenience store identified as

e restaurants and stores dating to 1958 & 19860 that front
"The Corner Store" fronting Hibiscus

Avenue, and, a vacant tract on the west side of Riverside Drive and fronting the Intracoastal Waterway. The existing tenant base
includes well known Coastal Cafe, The Side Pocket Pub, Jesse's, Spanky's and a dineite showroom.

The buyer is a Canadian based developer who has not yet su

bmitted a site plan. The underlying zoning is Generat Business and

Planned Commerical Business, and the property is located within the Pompane Beach Eastern CRA, whereby sirestscapes, sidewalk
widening, enhanced fandscaping and building facade grants are underway.




LAND SALE No. 3

CVS Pharmacy
Location Data

Location:

2101 E. Hallandale Beach

Bouleavrd
Hallandale Beach, FL. 33009
County: Broward
Parcel No: 51-42-23-12-0020
Atllas Ref:
Physical Data
Type: Retail/{Commercial
Land Area: Gross Usable
Acres: 2.363 2.363
Square Feet: 102,932 102,932
Topography: Level, At Street Grade
Shape: Rectangular
Utilities: In-place
Zoning: CCE, Gentral City Business

Allowable Bldg Area:

15,034 SF

Financial Data

Fioer Area Ratio: 0.15

No. of units:

Max FAR:. NA

Frontage: East Hallandale Beach Blvd. -
167;Three lslands Blvd. - 450,

Analysis

Use At Sale: Vacant

Proposed Use or Dev, Retail pharmacy store

Price Per Acre; $2,496,826

Price Per SF of Land; $57.32

Price Per Unit:

Price Per SF of Bldg: $392.44

Comments

Transaction Type:
Date;

Marketing Time:
Granlor:

Grantee:
Document No.:
Sale Price:
Financing:

Cash Eq.Price:

Onsite/Offsite Costs:

Adj. Sale Price:
Verification:

Sale

7/12012

11 Months

MAMC V-Strategic, LLC
CVS 10078 FL, LLC
4893711072

$5,900,000

All Cash

$5,900,000

$5,900,000

Charlie Manuel, Gadinsky Real
Estate
#786-276-2387

This comparable land sale was acquired for the express purpose of developing a CVS pharmacy with drive through. The property was
broker fisted at $7,000,000 for about 10 months under the direction of a court appointed receiver. The sile is platied and was
previously entitied with a City of Hallandale Beach development agreement for a mixed-use high-rise building comprising 118
residential units, 170 condominium hotel units, 16,234-SF of accessory hotel uses, 5,634-SF of retail space, 91,032-5F of office
space, 12,208-SF of bank space and 25,604-SF of gym space in a project identified as the European Ciub. The development
agreement was conditioned upon off-site obligations including funding & installing a telephone drop, a fiber optic signal inferconnect
link, a video detection system upgrade at Seawalk Pointe, Three islands Bivd., & AlA, a sewer lift station, median relocation, $275,000
towards fire station improvements, and/or contributions to the City's trust fund, affordable housing fund or the City's transportation
fund. However, some of these obligations no longer apply.

The site location along East Hallandale Beach Boulevard is wedged between the Diplomat golf course community to the west and the
Three Istands community to the northeast. The site backs up to the Desoto waterway, which is a restricted deep waler access canal
that leads to the Intracoastal Waterway.

Prior sale history reported in Decemnber 1986 at $5,110,820; March 1989 at $4,385,000; July 2005 at $4,650,000, and foreclosed uponh
prior to this recent sale in July 2010.

CBRE
o
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LAND SALE No. 4

2817 N Ocean Drive

Location Data

Financial Data

Location: 2817 N Ocean Drive
Hollywood, FL 33019
County: Broward
Parcel No: 51-42-12-02-0020
Aflas Ref:
Physical Data
Type: Mutti-Family
Land Area: Gross Usable
Acres: 0.840 0.840
Square Feet: 36,590 36,590
Topegraphy: Level, At Street Grade
Shape: Rectangular
Utilitiss: To site
Zoning: BRT-25
Allowable Bldg Area: 0 SF
Floor Area Ratio: 0.00
No. of units: 20
Max FAR: 0.00
Frontage: Intracoastal Waterway - ;N Ocean
Drive -;
Analysis
Use At Sale: Vacant
Proposed Use or Dev. Townhome
Price Per Acre: 51,904,762
Price Per SF of Land: $43.73
Price Per Unit: $80,000
Price Per SF of Bldag:
Comments

Transaction Type:
Date:

Marketing Time:
Grantor;

Grantee;
Document No.:
Sale Price:
Financing:

Cash Eq.Price:

Onsite/Offsite Costs;

Adj. Sale Price:
Verification:

Sale

72012

4 Months

Intercoastal Hollywood, LLC
Sunset Harbor Residences, LLC

48920/1499

51,600,000
Not Available
$1,600,000
%0

$1,600,000
Broker

This cs;mpara'ble is located along the Intracoastal Waterway, between Coolidge Street and Harding Street in Hollywood. Zoning aliows

for up to 25 units per acre, however, based on height and parking restrictions, the maximum number of allowable townhomes is 17 and

the maximum number of allowable condominium units is 20. The site also allows for 10 boat slips. The original asking price was
$1,985,000; the property sold to a condominium develaper for $1,600,000, or $80,000 per developable condorminium unit. No
imfediate development pians were reported.

CERE



LAND SALE No. 6

Bokamper's Sports Bar & Grill

Location Data

Location:

3115 N.E. 32nd Avenue
Fort Lauderdale, FL 33308

County: Broward

Parcel No: 49-43-19-01-0010; Multiple

Atlas Ref:

Physical Data

Type: Retail/Cemmercial

Land Area: Gross Usable
Acres: 1.742 1.742
Square Feet: 75,882 75,882

Topography; Level, At Street Grade

Shape: Rectangular

Utilities: Available to site

Zonhing: CB, Community Business

Financiat Data

Allowable Bldg Area; 17,000 SF

Floor Area Ratio: 0.22

No. of units:

Max FAR: NA

Frontage: N.E. 32nd Avenue -;N.E. 32nd
Street - ;Intracoastal Waterway - ;

Analysis

Use At Sale, Obsolete commercial buildings &

Proposed Use or Dev.

Price Per Acre:
Price Per SF of Lant:
Price Per Unit:
Price Per SF of Bldg:

Comments

vacant lofs

Sit down restaurant with outdoor
seating

$1,923,077
$544.15

$187.06

Transaction Type:
Date:

Marketing Time:
Grantor:

Grantee:
Document No.:
Sale Price:
Financing:

Cash Eq.Price:
Onsite/Offsite Costs:
Adj. Sale Price:
Vetification:

Sale

912012

20 Months

Land Holding, LLC
P.D.K.N. P-4, LLC
4906%/863
$3,350,000

All Cash
$3,350,000

$3,350,000

Sky Groden, Listing Agent
Cushman & Wakefield #561-227-
2020

This comparable land sale comprises several watetfront and dry lols along the Intracoastal Waterway under the East Oakiand Park
Boulevard bridge in the Galt Ocean Mile submarket in east Fort Lauderdale. The buyer intended to build and operate a 17,000-SF
sports bar & grill restaurant with outdoor seating and 17-boat slips. The property was broker listed at $3,25,000 for almost two years
ptior to contract, which was subject to site plan approval. Two of the dry lots had approximately 4,000-SF +/- of obsolete commercial
buildings that will be demclished. The waterfront lots are subdivided from the dry lots by N.E. 32nd Avenue, and the dry 1ots will be
used for valet parking support. There was also a one off ot that was part of the overall purchase and was swapped with the City to
improve fire station grading issues.

The buyer also executed a modification of ownership change for the submerged land lease for 14,000-SF with the Board of Trustees

of ihe Internal Improvement Trust Fund of the State of Florida.. The annual rent is a nominal $2,247.72 and permits 17-slips. It should
alos be noted, the buyer executed a Brownfield agreement with the City of Fort Lauderdale, which encourages redevelopment and job
creation with some economic incentives to the property owner/developer.

T8
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LAND SALE No. 6

Former Crab House

Location Data

Location:

1555 N. Bay Causeway
North Bay Village, FL 33141

Allowable Bldg Area:
Floor Area Ratio:

County: Miami-Dade

Parcel No: 23-3209-000-0030 & 0200

Atlas Ref:

Physical Data

Type: Mufti-Family

Land Area; Gross Usable
Acres: 1.920 1.920
Square Feet: 83,701 83,701

Topography; Level, At Street Grade

Shape: Rectangular

Utilities: Available to site

Zoning: CG, Gerieral Commercial & RM-70

Fiancial Data -

No. of units: 135

Max FAR: NA

Frontage: Morth Bay Cayseway -
465;Biscayne Bay - 465;

Analysis

Use At Sale: Obsolete restaurant

Proposed Use or Dev.

Price Per Acre:
Price Per SF of Land:
Price Per Unit;
Price Per SF of Bldg:

Comments

Residential condominium
$3,942,233

$90.50

$56,111

Transaction Type:
Date:

Marketing Time:
Granfor:

Grantee:
Document No.:
Sale Price:
Financing:

Cash Eq.Price:
Onsite/Offsite Costs:
Adj. Sale Price:
Verification:

Sale

312013

5 Months

North Bay I, LLC

North Bay Causeway, LLC
28566/813

$7,575,000

Ali Cash

$7,575,000

$7,575,000

John Csapo, Listing Agent
Realfy Masters 2
#954-614-1600

This comparable is a 1,92 acre site located on the north side of the 79th Street Causeway in North Bay Village, Miami-Dade County,
Florida. This site is improved with a local non-credit seafood restaurant whose lease expires in June 2013. This site has bay frontage

with deep water access al
Commercial and the other is zaning RM

nd unrestricted water views. The propery is comprised of two-lots. One lot is zoned GC, General
-70, High Density Residential. Both zoning classifications aliow 72dufacre of 1bed or 64

dulacre of 2 bed. However, the (ot zoned GC also requires street-level retail of at least 50% of the existing use {+/- 4,320 8F). The
property was purchased for future developmeni of a mixed-use condominium project. Additional details were requested but not
available due to client confidentiality.

CBRE



LAND SALE No. 7

Echo Brickell Site (with TDRs)

Location Data

Location:

1451 Brickell Avenue
Miami, FL 33131

Financial Data

County: Miami-Dade

Parcel No: 01-4139-036-0020; 01-0210-050-
2530

Atlas Ref:

Physical Data

Type: Multi-Family

Land Area: Gross Usableg

Acres! 0.590 0.580
Square Feet: 25,976 25,976

Topography: Generally Level

Shape; Irregular

Utilities: All Availabe

Zoning: T6-48a O, Urban Core

Allowable Bldg Area: 426,786 SF

Floor Area Ratio; 16.43

No, of units: 180

Max FAR: 16.43

Frontage: Brickell Avenue - ;SW 14th Lane -
1SW 15th Road -;

Analysis

Use At Sale: Vacant Land

Proposed Use or Dev.

Price Per Acre:
Price Per SF of Land:
Price Per Unit:
Price Per SF of Bidg:

Comments

High-tise residential
condominium

$43,961,764
$1,009.18

$145,636

$61.42

Transaction Type:
Date:

Marketing Time:
Grantor:

Graniee:
Document No.;
Sale Price:
Financing:

Cash Eqg.Price:

Onsite/Offsite Cosis:

Adj, Sale Price:
Verification:

Sale

712013

NA

1451 Brickell, Inc. & Avra Jain
PMG Acquisitions, LLC
28730/2648 8 28858/3110
$25,000,000

All Cash

$25,000,000

$1,214,400
$26,214,400
Buyet's representative

This is a sale of a 0.60-acre sile located at the northeast corner of Brickell Avenue and SE 15th Road at the south end of the Brickell
Financial District in Miami, Miami-Dade County, Florida. At time of sale, the property had a sales center for MyBtickellHouse. The

property is zoned T6-48a Q, which all
(including structured parking garage)
simultaneously purchased 142,868-5F of
7411 & 7421 Biscayne Boulevard in the C
Jain in May 2013 for $1.5 miillion and is now left with 1
PMG Assoclates is proposing to develop Echo Brickell, which will be a 51-story,

ows a variety of residential, hote), office and commercial uses with a Floor Lot Rafic (FLR) of 11
indicating a fotal allowable gross building area of 285,736 SF (including garage aren). The huyer
TDR's at 38.50-PSF of TDR from Royal 7411, LLC {Avra Jain) who owns the Royal Motel at
ity of Miami and within the MiMo Historic District. The Royal Motel site was acquired by Avra
he remaining devetopment rights totaling 30,602.55-SF for essentially $285,600.
luxury residential condominium tower. It will

comprise 180 residential units and 2,833 SF of commercial space with a totat net sellable area of 266,862 SF and total gross building
area inciuding the garage of 426,785 SF. The total residential units are apportioned into one-, two-, three- and four-bedroom units
totaling a net sellable area of 264,029 SF, indicating an average unit size of 1,467 SF. The property was placed under ¢onfract on

April 2013 and closed July 17, 2013

equates (o $61.42 PSF of FAR, $1,002 PSF of land area and $145,636 per unit.

for $25,000,000. Inc;uding the cost of additional TDR's, the adjusted cost is $26,2 14,400, which

50




LAND SALE No. 8

Rivergate Plaza Redevelopment Site

l.ocation Data

Location:

440 Brickell Ave. & 77-99 SE §th
5t

Miami, FL 33131

County: iMiami-Dade

Parcel No: 01-0210-000-1060, 1020

Aftas Ref:

Physical Data

Type: Planned Development

Land Area: Gross Usable
Acres. 3.900 3.900
Square Feet; 169,584 169,884

Topegraphy: Level, At Street Grade

Shape: Rectangular

Utilities: All available

Zoning: T6-48a and b

Allowable Bldg Area: 2,544,226 SF

Ficor Area Ratio: 14.98

Na. of units: 1,950

Max FAR: 14.97

Frontage: Brickell Avenue - 281;NE 5th
Street - 420;Miami River - 390;

Analysis

Use At Sale: Office

Proposed Use or Dev, Mixed Use

Price Per Acre: $26,666,667

Price Per SF of Land: $612.18

Price Per Unit: $53,333

Price Per SF of Bldg; $40.88

Comments

Financial Data

Transaction Type:
Date:

Marketing Time:
Grantor:

Grantee:

Document No.:

Sale Price:
Financing:

Cash Eq Price:
Onsite/Offsite Costs:
Adj. Sale Price:
Verification:

Sale
1212013
NA

444 Brickell Avenue Holdings,
LLC

444 Brickell Partners, LLC (PRH
Investments, LLLC)

28945-1320
$104,000,000
Cash to Seller
$104,000,0G0

$104,000,000
Contract,

This is a sale of a major development site loc
acres making it a very large and valuable site
site that is currently improved with a 10-story,

ated at the SWC of Brickell Avenue and the Miami River in the Miami CBD. 1 is 3.90
for multi-phased, mixed-use development. At present, 444 Brickell Avenue is a 1.69-acre
200,368 SF, Class B office building. The site is zoned T6-48a, which allows for a density

of 11X (16.5X with bonus). Approximately 30% of the leases have a &-month terminalion clause but the ground floor is leased to The
Capital Grill on a lease that doesn't expire until 2021. Other office leases also have expiration dates out 3-5 years. This site could stay

as an office development and be phase |
48b, which aliows a greater davelopment density
building of 168,101 SF and Is leased to 3 GSA tenants,
The maximum density allowable by zoning for the entire site is 2,544,226 SF. The pro

equates to $612.04 PSF of fand and $40.88 PSF FAR. 7
The seller, 444 Brickell Avenue Holdings, LLC is held by U.S. Bank National Association, as Trustee, as successor-in-interest to Bank

of America, N.A., as Trustee for the r
Pass-Through Certificates, Series 20
property. The property was backed by a $58.5 million foan that was securitized throug

I. 77-99 SE 5th Street is adjacent to the west and has 2.21 acres. This site also is zoned T&-
having an FLR of 18X (27X with bonus). This site is improved with a 2-stary office

All 3 leases expire in 2016, making this the probable phase | development site.
perly transferred for $104,000,000, which

egistered holders of LB-UBS Commercial Mortgage Trust 2006-C4, Commercial Mortgage
06-C4. In July 2010, Bank of America won a $62,771,281.04 foreclosure suit against the subject
h LB-UBS Commercial Mortgage Trust, 20086

-C4. A group named Rivergate Investors bought the property 12 years age for $30 million and refinanced it in 2006.

A
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LAND SALE No. 9

Vacant Land
f.ocation Data

Location:

300 Biscayne Bivd Way
Miami, FL. 33130

County: Miami-Dade
Parcel No: 01-0114-030-1010
Atlas Ref:
Physicai Data
Type: Spec-Holding
Land Area: Grass Usable
Acres: 1.250 1.250 don
Square Feet: 54,450 54,450 Financia Data
Tapography: Generally Level Transaction Type: Sale
Shape: Irregular Date: 212014
Utilities: All Available Marketing Time: 3 Months
Zoning: T6-80 0 Grantor: D P Property Holding LLC
Allowable Bldg Area: 1,306,800 SF Grantee: Riverwalk East Developments
Floor Afea Ratio; 24,00 Documnent No.:
No. of uriite: 1,250 Sale Price; $125,000,000
I‘I\:ﬂax fAR: ":"00 Bivd W Niami Ri Financing: Cash to Seller
ronfage: iscayne Blvd Way -; lami River Cash Eq.Price: $125,000,000
Analysis S 3rd Avenue - Onsite/Offsite Costs:
Adj. Sale Price: $125,000,000
.Use At Sale: Vacant Land Verification: Listing Broker - CBRE
. Proposed Use or Dev. TBD
Price Per Acre; $100,000,000
Price Per SF of Land: $2,295.68
Price Per Unit: $100,000
Price Per SF of Bidg: $95.85

Comments

This is a sale of a 1.25 acre site located at the southeast corner of SE 3rd Avenue and Biscayne Boulevard Way within the Miami
CBD. At the time of sale, the property was vacant., The property is zoned T6-80 O, which has a Floor Lot Ratio (FLR) of 24 or
1,306,800 .SF, plus 50% additional public benedit, indicating a maximum FLR of 36 or 1,960,200 SF of total allowable building ares,
including garage area. In order to get the maximum FLR, the developer/owner will need to buy into the public benefit @ $17.40 PSF.
In addition, the maximum density is 1,000 units/acre indicating a maximum of 1,250 units. The property was i the market for 80 days,
under contract for 30 days and closed July 14th 2014 for $125,000,000 or §2,295.68 SF of land area, $95.65/SF of building area
{based on a FLR 24) or $100,000/unit. However, if the developer/fowner maximizes the FLR to 36 or 1,950,200 SF @ $17.40 PSF
(653,400 SF @ $17.50 PSF = $11,434,500), the adjusted sales price is $136,434,500 or $2,506/SF of land area, $69.60/SF of building
area (based on a FLR 36) or $109,148/unit. This was an all cash deal and considered 1o be an arms length transaction, It should be
noted that there were 15 bidders, which was narrowed o six prospective buyers and ultimately selecting the buyer that did not make
the highest offer but was able to close within 30 days, The buyer purchased the property with the intent to develop the site; however,
no plans have been determined. The property was ariginally going fo be the second phase of Epic; however development never
commenced. The property received a MUSP approval in 2004 for a 526 residential unit development. However, the owner could also
ask the city to change the property's zoning so it reflects the current Miami 21 code of T8-80 O,
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LAND SALE No. 10

OCne Thousand Museum

Location Data

Location:

1000 Biscayne Boulevard
Miami, FL 33132

;e

Financial Data

County: Miami-Dade

Parcel No: 01-0102-000-1050 &1060

Atlas Ref;

Physical Data

Type: Multi-Family

Land Area: Gross Usable
Acres: 0.830 0.830
Square Feet: 36,200 36,200

Topography: Level, At Street Grade

Shape: Rectangular

Utilities: Available to site

Zoning: T6-80 O, Urban Core

Allowable Bldg Area; 489,242 SF

Floor Area Ratio: 13.51

No. of units: B3

Max FAR: NA

Frontage: Biscayne Blvd - ;NE 10th Street -

:NE 2nd Ave - ;
Analysis
Use At Saler Obsolete gas station & retail

Proposed Use or Dev.

Price Per Acre:
Price Per SF of Land.
Price Per Unit:
Price Per SF of Bldg:

Comments

Luxury residential condominium
$43,321,300

$994.48

$433,735

$73.58

Transaction Type:
Date:

Marketing Time:
Grantor.

Grantee:
Document No.:
Sale Price:
Financing:
Cash Eq.Price:

Onsite/Offsite Costs:

Adj. Sale Price:
Verification:

Sale
8/2014
NA

S Z Sofi, Inc. & 1000 Biscayne,
Inc.

1000 Biscayne Tower, LLC
28287/26687

$36,000,000

All Cash

$36,000,000

$36,000,000
Kevin Venger, Buyer/Developer

This comparable land sale comprises an obsolete BP gas stalion/Gonvenience
retail store building buiti in 1946 froniing NE 2nd
Ten Museum Park prior to the "great recession”
development plan is for a 57 story,
of livable/sellable) plus large terraces.
square foot of livable/sellable area. Project amenities inc
skylounge, concierge, on-site parking and common area scenting.

Avenue and NE 10th Street.

luxury high-rise condo tower with roof top helipa

stora fronting Biscayne Boulevard and an cbsolete

The buyer is a developer who construcled and sold out
and recently completed and sold out Regalia in Sunny Isles Beach. The current

d and 4,600 fo 9,900 sguare foot units (489,242-SF
The pre-construction pricing ranges frem $5,000,0G0 to $18,542,000 or $1,086 to $1,871 per
lude podl & recreation {errace, wellness center & spa, indoor acquatic center,

CBRE
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RETAIL COMPARABLE No.

Paramount Bay - Ground Retail and Office

Location Data

Location: 2066 Biscayne Boulevard
Miami, FL 33137
County: Miami-Dade
Parcel No; 01-3230-079-0040
Atlas Ref:
Physical Data
Type: Misc. Freestanding Retail
Gross Leaseable Area: 14,386 SF
Year Built; 2010
Exterior Walls: Concrete Block
Condition: Good
Parking: Surface
Anchors:
Anchor Tenant GLA: 0 SF
Local Tehant GLA: 14,386 SF
Total GLA: 14,386 SF
Comments

Lease Data
Occupancy:

Local: 0%

Overall: 0%
Typical Size: 1,500 SF
Term: 60 Manths
Base Rent PSF: $45.00
Rent Escalations: 3%
Basis: MNNN & Gross
Expense Pass-Thru; $10.00

Free Rent:

Tenanl improvement:
Leasing Agent:
Phone No.:

Survey Date:

The Comras Co/Michael Comras
305-532-0433
814

This comparable is a mixed use (retail/officefresidential) building located on ihe northeast corner of Biscayne Boulevard and NE 20th
Street, directly across the street from Braman Motors BMW dealership. The building was completed in 2010 and is currently vacant.
Asking rent for ground floor retail space is $45.00 per squars foof, triple net with operating expenses at or below $10.0Q/SF, reflecting
an overall effective rental rate of $55.00/SF. The current asking rent for office space is $35.00 per square foot, gross. Commercial
units are in raw shell condition with negotiable tenant improvement allowances. The broker indicated that it has been difficult to lease
this property as the prospective tenants are looking for a parking ratio of 2/1,000 SF, which ¢an not be provided at this property. In

addition, the B,981-SF of retail is listed "for sale” at $575.00-PSF.

gS
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RETAIL COMPARABLE No. 2

Cite - Ground Level Retail

Location Data

Location: 2001 Biscayne Boulevard
Miami, FL 33137
County: Miami-Dade
Parcel No: 01-3230-072-4370 etal
Atlas Ref;
Physical Data '
Type: Un-Anchored Retail Strip
Gross Leaseabie Area: 17,791 SF
Year Built: 2004
Exterior Walls: Concrete
Condition: Good
Parking: Structured Garage
Anchors:
Anchor Tenant GLA: 0 SF
Local Tenant GLA: 17,791 SF
Total GLA: 17,791 SF
Comments

Lease Data
Occupancy.
Local: 95%
Querall: 95%
Typical Size: 817 SF
Term: 60 Months
Base Rent PSF: $50.00
Rent Escalations! 3%-4%
Basis; Triple Net
Expense Pass-Thru: $13.63
Free Rent: 0 Months
Tenant Improvement: $0.00

Leasing Agent:
Phone No.:
Survey Date:

Michael Behar, Behar RE Group
305-933-0614
714

This rent comparable is located at the southeast corner of Biscayne Boulev
and reflects the ground level retail located within the Cite Condominium development, T
Anthony Saion, Salad Creations, The Daily Bread, OXX0, Cort Furniture and Sandoval.
$32.50/SF on a triple net basis wi
Rent concessions and tenant imp
tenant improvement allowance of around $20,00/SF. Minimal turn

for one vacant 889-SF bay.

ard and N.£. 20th Terrace, in Miarmi, Miami-Dade County
he in-fine tenants include Citibank, Paul

initial rents ranged from $24.00/5F to

th operating expenses of $13.63/SF. Rent escalation range from 3% to 4% per square foot per year.
rovements are negotiable, with either free rent while tenant improvements are being completed, or a
over has ocourred, and the gudted rent is now $50 00-PSF, triple-net

CBRE



RETAIL COMPARABLE No. 3

18Biscayne
Location Data
Location: 1776 Biscayne Boulevard
Miami, FL 33132
County: Miami-Dade
Parcel No; 01-3231-041-0010
Atlas Ref;
Physical Data
Type: Neighborhood/Community
Gross Leaseable Area: 57,214 §F
Year Built: 2012
Exterior Walls: Tilt-up Lease Data
Condition: Excellent Occunancy:
Parking: Covered Local: §00%
Anchors, Overall: 100%
Publix 50,664 SF Typical Size:
Term: 120 Months
Base Rent PSF: $45.00
Rent Escalations: 3%-5%
Basis: NN
Expense Pass-Thru: $8.50
Anchor Tenant GLA: 50,664 5F Free Rent: 0 Months
Local Tenant GLA: 6,550 SF Tenant Improvement: $0.00
Total GLA: 57,214 SF Leasing Agent: irma Figueroa, Stiles Realty
Phone No.: 954-827-3703
Survey Date: 9114
Recent Leases
Date Size (SF) Tenant Rent (PSF) [ T1 (PSF} | Free Rent Escalation Term (Yrs)
(Months)
3/31/2012 49,204  |Publix $33.49 $0.00 None 20.00
3/31/2012 1,460 Publix Liquors $30.00 $0.00 4% 5.00
3M4/2012 3,185 Wells Fargo $52.00 1.85% 10.00
313172012 1,140 GNC $43.00 3% 5.00
71252012 1,148 Hair Cuttery $45.00 Bump at Year 3 5.00
6/30/2012 1,077 Best Buy Mobile $49.75 Flat 5.00
Comments

The comparable is a recently opened Publix anchored retail center with the deminant tenant being Publix. The comparable is a ful} city
block located along the west fine of Biscayne Boulevard, between NE 17th Terrace and NE 18th Street. The property alse includes a
branch bank (Wells Farga), in-line space including a Publix Liquor and a 2-story parking deck with 272-spaces. The developer had to
secure reduced setback and green space variances from the City of Miami and modify the Publix store modsl with design and
screening technigues in order to reduce the visibility of the parking structure. All of the in-place leases are shown.

ST e
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Ten Museum Park
|.ocation Data

RETAIL COMPARABLE No. 4

Location:

County:
Parcel No:
Atlas Ref.

Physical Data

1040 Biscayne Boulevard

Miami, FL 33132
Miami-Dade
01-0102-000-1010

Type: Un-Anchored Retail Strip

Gross Leaseable Area: 33,661 SF

Year Built: 2007

Exterior Walls: Concrete Lease Data

Condition: New Oceupancy:

Parking: Structured Garage Local: 48%

Anchors: Overall; 48%
Typical Size: 3,200 SF
Term: 60 Months
Base Rent PSF: $50.00
Rent Escalations: Negotiable
Basis: Triple net
Expense Pass-Thru: $21.00

Anchor Tenant GLA: 0 5F
Local Tenant GLA: 33,661 SF Free Rent.
Tenant Improvement:
Total GLA: 33,661 SF Leasing Agent: Kevin Yenger, Owner/Developer

Phone No.:
Survey Date: 94

Recent Leases

Date Size (SF) Tenant Rent {PSF) | TI{PSF} | Free Rent Escalation Term {Yrs)
{Months)
512013 700 Majestic Praperties $50.00 $57.00 C 4% annually 7.00
32014 2,500 CAD Internationa) $30.00 $16.00 3 4% annually 3.00
Comments

This comparable rental comprises the ground floor and mezzanine retail space, six floors of office space and a spa within the high-rise
residential development known as Ten Museum Park focated at 1040 Biscayne Boulevard. The entire project is comprised of 48 ficors
containing 200 residential condominium units with garage parking located on floors 2-8. The spa is located on the Bth floor with an
outside pool/sundeck that is shared with the community residents. The spa is open & operated by the building developer, while the
refail & office spaces are in grey shell condition, and requires floor coverings, interior partitions and wall coverings, ceiling grid,
electrical wiring and lighting, and HVAC ductwork prior to occupancy. According to the developer office tenant rents are executed at
$30.00 to $31.00 per square foot on a gross basis plus electric & janitorial services with an improvement cost for the shell space in the
building budgsted at $30.00 per square fool. The ground floor retail and restaurant space is quoted at $50.00-PSF, triple nel for
space facing east along Biscayne Blvd. The leasing agent reported actual lease absarpfion of 12,995 square faet over the preceding

12-months..

3%




RETAIL COMPARABLE No. 5
900 Biscayne Bay T ;
Location Data

Location: 900 Biscayne Boulevard
Miami, FL 33132
County: Miami-Dade
Parcel No: Mulitple folios
Aflas Ref:
Physical Data
Type: Retail Condominium
Gross Leaseable Area: 15,000 SF
Year Built: 2008
Exterlor Walls: Glass
Condition: Excellent Occupancy:
Parking: Structured Garage Local: 42%
Anchors: Overall: 42%
Typical Size: 2,800 SF
Term: 60 Months
Base Rent PSF: $45.00
Rent Escalations: 3%
Basis: Modified Gross
, Expense Pass-Thru: $10.00
Anchor Tenant GLA: 0 SF Free Rent: 0 Months
Local Tenani GLA: 15,000 SF Tenant Improvement: $0.00
Total GLA: 15,000 SF Leasing Agent: Ysabel Sanabria, Cervera Real
Estate
Phone No.: 786-356-4000
Survey Date: 6/14
Comments

Mixed-use retail/office & residential tower in the downtown Miami CBD. The ground floor comprises the 15,000-8F of retail space
ranging from 1,060 to 7,260 square foot bays plus 330 to 1,635 square feet of terrace area that is guoted at $45.00 to $55.00-PSF on
a modified gross basis, net of tenant electric for grey shell. Retall lease-up to date includes Botequim Carioca Brazilian Bar & Grill
(open) and Miss Yip Chinese restaurant (open). The Botoequim Carioca Brazilian Bar & Grill has been availabie "for sublease” at
$52.00-PSF, triple net plus key money.

The office space comprises a total of 80,000-SF of "for lease" and "for sale" condominium space on floors 6 through 14, all of which
have floor-to-ceiling glass with Biscayne Boulevard & Biscayne Bay frontage. The "for sale" units are priced from $4.30.00 to $525.00
-PSF, which is up from $247.52 to $422.46-PSF in 2013 for 1,178-SF to 7,700-SF grey shells depending on size & views. The "for
lease” space js quoted at $30.00 to $35.00 per square foot on a gross basis with tenant buildout altowance performed by the landlord.

The residential compenent comprises 516-units also "for sale” and “for rent.” One, two & three bedroom rentals are quoted in the

$2,100 to $5,000 per month range of an average of $2.00-PSF. Thete is also a penthouse unit available at $9,000 per month or $4.00 '

-PSF.

Building features Include concierge, 24-hour valet parking, and 3-story lobby area with staffed reception/security station.




RETAIL COMPARABLE No. 6

Vizcayne

Location Data

Logation: : 244 Biscayne Boulevard

' NMiami, FL 33132

County: Miami-Dade:

Parcel No; 01-4137-064-0010

Atlas Ref:

Physical Data

Type: Retail Condominium

Gross Leaseable Area: 53,587 8F

Year Built; 2008

Exterior Walls: Masonry Lease Data

Cogdition: Excellent Occupancy:

Parking: Structured Garage Local: 54%

Anchors: Qverall: 70%

CVs 9,307 SF Typical Size: 1,100 SF
Term: 60 Months
Base Rent PSF: $35.00
Rent Escalations: CPl, 3%-5%
Basis: Triple net
Expense Pass-Thru: NiA
Anchor.Tenant GLA: 9,307 SF Free Rent: 0 Months
Local Tenant GLA: 44’290. SF Tenant Improvement: $0.00
Total GLA: 53,597 SF \

Leasing Agent: Jose Franco; Terranova
Phone No.: (305} 695-8700
Survey Date: 714

Comments

This comparable rental represents the ground floor retail space at Vizcayne (formerly Everglades on the Bay), a 42-story, 849-unit
residential condominium tower in the Miami CBD. Existing tenants include CVS pharmacy, 100 Montaditos, Jimmy John's Gourmet
Sandwiches, Orange Theory Filness, Press Xpress, The Cafe Papillon, The Learning Experience and Smoothie King. The retail
wraps the ground floor with approximately 26,634-SF fronting Biscayne Boulevard and the remainder otientated along the side street.
CVS is reportedly paying $53.72-PSF, triple net, ona 20-year lease that commenced in January 2008,

1t should be noted, the former Everglades on the Bay was a failed residential condominium development whereby the construction
lender note was sold in November 2010 and the majorify of the residential units were converied to rental units. As such, the retail was
ina profracted lease-up until 2013 when new ownership & leases were consumated. The residential component comprises 835 to
1,357 square foot units available "for rent” at $1,912 t0.$2,226 per month or $1.64 to $2.29 per square foot for one & two bedroom
units.
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RETAIL COMPARABLE No. 7

Met 1 - Retail/Office
Location Dafa

Location: 300 S. Biscayne Boulevard
NMiami, FL 33131

County: Miami-Dade

Parcel No: Ntultiple

Atlas Ref:

Physical Data

Type: Misc. Freestanding Retail

Gross Leaseable Area:. 29,144 SF

Year Built: 2008

Exterior Walls: Masonry Lease aa

Condition: Excellent Occupancy:

Parking: None Local: 65%

Anchors: Overall: 65%

Miami Chop House 8,543 SF Typical Size: 8,000 SF
Marrictt Vacation Club 10,380 SF Term: 120 Months
Base Rent PSF: $50.00
Rent Escalations: 3%
Basis; Triple net
_ Expense Pass-Thru: $5.00
Aljchor Tenant GLA: 18,923 SF Free Rent:
Local Tenant GLA: 10,221 SF Tenant Improvement:
Total GLA: 29,144 SF Leasing Agent: MDM owner/developer

Phone No.:
Survey Date! 714

Comments

The comparabie represents five (5) commercial condominium units within the 1st & 2nd floors of the Met One high-rise residential
tower located at the core of the downtown Miami central business district (CBD). The residential tower was completed in 2008 with the
units delivered in grey shell condition. The property is 28.3% physically occupied by the Chop House restaurant (8,543-5F) and
64.9% leased, including the Marriott Vacation Club sales office in support of the proposed vacation club tower 1o be developed over
the Met Square enfertainment component. The first floor restuarant spcae comprising 7,600-SF and overlooking Met Square is being
guoted at $80.00 to $85.00 per square foot, triple net plus $5.00-PSF CAM plus real estate taxes & insurance based on a seperate tax
folio number, The developer is budgeting $80.00-PSF in Tl allowance for the right restaurant tenant, that also includes patio seating.

C.BRE
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RETAIL COMPARABLE No. 8

MetSquare

Location Data

Location: 30G S.E. 3rd Street

Miami, FL 33131

County: Miami-Dade

Parcel Mo: 01-0114-030-1130

Allas Ref:

Physical Data

Type: Movie Theater

Gross Leaseable Area: 113,508 SF

Year Built: 2015, Proposed

Exterior Walls: Concrete

Candition: New Occunancy:

Parking: Other Local: 67%

Anchors: Overail: 67%

Silverspot Cinema 76,237 SF Typical Size: 9,000 SF
Term: 120 Months
Base Rent PSF: $80.00
Rent Escalations: 2.5%
Basis: Triple net
Expense Pass-Thru; $7.98
Anchor Tenant GLA; 76,237 SF Free Rent: 6 Months
Local Tenant GLA: 37,271 SF Tenant Improvement: $80.00
Total GLA: 113,508 SF Leasing Agent: Lyle Stern, Koniver Sterh

Phone No.;
Survey Dafe: 74

Recent Leases

Date Size (3F) Tenant Rent (PSF} | TI{PSF) | Free Rent Escalation Term (Yrs)
{Months)
6/1/2015 76,237 Silverspot Cinema $25.00 5 10% every & years 10.00
Comments

The comparable rental comprises a 1.20-acre, high density, mixed-use site proposed for retail/restaurant (37,271-5F); a 26-screen
multi-plex movie theater (76,237-SF} in a 7-story podium; and, 186 residential/ hotel units {209 526-5F) within a 26-story tower on {op
of the podium and within the overall Metropolitan Miami development in downtown Miami. The land owner/developer has secured an
executed contract lease agresment with Silverspot Cinema for 76,237-SF at $25.00-PSF, triple net for 10 years plus 3, 5 year options;
a letter-of-intent with LDV Hospitality for approximately 21,882-SF at $80.00-PSF, triple net for ground floor & $50.00-PSF, triple net
for 2nd floor restaurant space; a lefler-of-intent with Marriott Vacation Club international for purchase of 98-timeshare units (115,542
-SF) at completion and priced at $550,560 per unit; plus, an additional 88 residential units as “for sale” condominiums and/or “for rent.”
The hotel timeshare units and residential units will share the same tower and common areas including a hotel lobby, fithess center
and pool area. Because the subject property Is infended to interact with other phases of the Metropolitan Miami master plan, the
off-street parking requirement is provided for off-site and within Met 3 located across the street and currently under construction with
1,782-spaces within a structured parking garage.

CBRE
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RETAIL COMPARABLE No. 9

Wal-Mart Neighborhood Market
Location Data

Location: 6991 S.W. 8th Street
Miami, FL 33144
County: Miami-Dade
Parcel No; 01-4002-019-0020, 0040 & 0081
Aflas Ref:
Physical Data
Type: Grogcery Store
Gross Leaseable Area: 54,137 SF
Year Built: 2014
Exterior Walls: Tilt-up Lease Data
Condition: New Ocoupancy:
Parking: Surface Local 100%
Anchors; Overall 100%
Wai-Mart Neighborhood 54,137 SF Typical Size: 54,137 SF
Market
Term: 240 Months
Base Rent PSF: $7.39
Rent Escalations: Flat, 5% steps every option term
Basis: Ahsolute net
Expense Pass-Thru: NNN
Anchor Tenant GLA: 54,137 SF Free Rent:
Local Tenant GLA: 0 SF Tenant Improvement.
Total GLA: 54,137 SF Leasing Agent: WMarianna Levyash, Capital Pacific
Phope No.:
Survey Date: 914
Recent Leases
Date Size (SF) Tenant Rent (PSF)| TiI(PSF) | Free Rent Escalation Term (Yrs)
' : {Months)
12/30/2014 296,644 |Wal-Marl Neighborhood $1.35 0 Flat, 5% steps every 20.00
option
1213012014 54,137  |Wal-Mart Neighborhood $7.39 0 Flat, 5% st}eps every 20.00
option

Comments

This comparable rental represents a single tenant, triple net ground lease investment property that is listed "for sale” at $10,000,000
and a 4.0% overalt capitalization rate. The tenani, Wal-Mart Neighborhood Market is A rated by Standard & Poor's and is secured
with a 20 year ground lease plus 12, 5 year option terms with 5% steps every 5 years, The propery location is at the northwest
quadrant of S.W. 8th Street (Tamiani Trail) and the CSX rairoad tracks in the Fiagami submarket in west Mlami-Dade County. This is
an in-fill location just east of the Palmteco Expressway with the downtown Miami and Brickell Financial District located directly o the
east.
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RETAIL COMPARABLE No. 10

CVS Pharmacy
L.ocation Data

Location: 1204 S.W. 8th Street
Miami, FL 33135
County: Miami-Dade
Parcel No: 01-4111-013-0010, 0020, 0030 &
0050
Atlas Ref:
Physical Data
Type: Drug Store
Gross Leaseable Area: 14,028 SF
Year Built: 2013
Exterior Walks: Concrete Block Lease Data
Condition: New Oceupancy;
Parking: Surface Local: 100%
Anchors: Overall: 100%
CVS Pharmacy 14,028 SF Typical Size: 14,028 SF
Term: 300 Months
Base Rent PSF: $51.30
Rent Escalations: Flat
Basis: Absolute net
Expense Pass-Thru: NNN
Anchor Tenant GLA: 14,028 SF Free Rent:
Local Tenant GLA: 0SF Tenant Improvement:
Total GLA: 14,028 SE Leasing Agent: Stephen E. Gaunt, Cresa
Phone No.:
Survey Date: 914
Recent Leases
Date Size (SF) Tenant Rent (PSF)| TI(PSF) | Free Rent Escalation Term (Yrs)
(Months)
1243112011 95,396 CVvS $7.54 0] Flat, 10% at each option 25.00
terms
12/31/2011 14,028 {CVS $51.30 0 Flat 10% at each oplion 25.00
term
Comments

This comparable rental represents a single tenant, triple net ground lease investment property that is listed "for sale" at $12,850,000 or
an 5.6% overall capitalization rate. The tenant, CVS is BBB+ rated by Standard & Poor's and is secured with a 25 year ground lease
plus 9, 5-year option termis with 10% steps every 5 years. The property location is at a prime, signalized corner intersection in the
"Little Havana® submarket and within close proximity to the downtown Miami and Brickell Financial District.




RETAIL COMPARABLE No. 11

CVS Pharmacy
Location Data

Location: 700 S.W. 27th Avenue
Miami, FL 33135
County: Miami-Dade-
Parcel No: 01-4104-035-0280, 0290,0300,
0320 to 0360
Atlas Ref:
Physical Data
Type: Drug Store
Gross Leaseable Area: 13,087 SF
Year Built: 2014 s
Exterior Walls: Concrete Block Lease Data
Condition: New Occupancy:
Parking: Surface Local: 100%
Anchors: Overall: 100%
CVS Pharmacy 13,057 SF Typical Size: 16,048 SF
Term: 300 Months
Basze Rent PSF: $48.18
Rent Escalations: Flat
Basis: Absolute net
Expense Pass-Thru: NNN
Anchor Tenant GLA: 13,057 SF Free Rent:
Local Tenant GLA: 0 SF Tenant improvement:
Total GLA: 13,057 SF Leasing Agent; Grant Savage, Pointe Group
Phone No.;
Survey Date: 914
Recent Leases
Date Size (SF) Tenant Rent {PSF) | TI{PS&F) | Free Rent Escalation Term (Yrs)
(Months)
522014 77,850 |CVS $9.31 0 Flat, 10% steps every 25.00
option
5/1/2014 13,067 |CVS 348.18 0 Flat, 10% steps every 25.00
oplion
Comments

This comparable rental represents a single tenant, Iriple net ground lease investment properiy that is listed “for sale" and unpriced.
The tenant, CVS is BBB+ rated by Standard & Poor's and is secured with a 25 year ground lease plus 9, 5 year option terms with 10%
steps every 5 years. The properly location is at a prime, signalized corner intersection in the "Litile Havana" submarket and within
reasonably close proximity to the downtown Miami and Brickell Financial District.
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RETAIL COMPARABLE No. 12

Jungle Island - Ground Lease
Location Data

Location: 1111 Parrot Jungle Trali
Miami, FL 33132
County: Miami-Dade
Parcel No: 01-3231-000-0014 & 00186
Atlas Ref:
Physical Data
Type: Other
Gross Leaseable Area: 69,337 8F
Year Buiit: 2003
Exterior Waills: Concrete Biock Lease Data
Condition: Good Ocoupancy:
Parking: Open and Covered L ocal: 100%
Anchors: Overall: 100%
Jungle Island 69,337 8F Typical Size: 69,337 SF
Term: 540 Months
Base Rent PSF: $1.14
Rent Escalations: % Rent
Basis: Absolute net
Expense Pass-Thru: N/A
Anchor Tenant GLA: 69,337 SF .
Free Rent;
Lacal Tenant GLA: 0 SF
Tenant Impravement:
Total GLA 69,337 SF .
Leasing Agent:
Phone No.:
Survey Date: 914
Recent Leases
Date Size (SF) Tenant Rent (PSF} | TH{PSF) | Free Rent Escalation Term (Yrs)
(Months}
10/1/2000 701,791 |Jungle island $1.11 0 % Rent 45.00
9/21/2000 69,337 |Jungle Island $11.20 0 % Rent 45.00
Comments

This comparable ground lease represents a recreational fourist atfraction featuring botanical gardens, wild animal & bird sanctuary
and food, beverage & banquiet facilities situated on 18.61-acres (gross), of which 16.11-acres is upland area on Watson Island and

2 5-acres is submerged land in Biscayne Bay. The improvements incliude a main building housing a licket office, café, gift shop, guest
relations, administrative offices, and meeting & banguet facilitles; a 638-space, two-level parking garage; three {3) amphitheaters
entertainment venues. eveni pavilions, petting zoo barn, geodesic dooms, an aviary, a plant nursery, and miscellaneous out-huildings,
including covered & open walkways, plazas, picnic areas, restrooms, an Everglades habitat with water course and animal enclosures.
The improvements are situated on Jand that is leased from the City of Miami for an initial term of 45 years commencing October 1,
2000, plus one, 15 year option term that can be exercised any time after the 39th year. There have been several modifications to the
ground lease, including a 48-month rent abatement that is in effect from April 1, 2009 to March 31, 2013.

The current mintmum annual rent is the greater of $400,000, OR, 5% of gross revenues up to $20,000,000 and 6% of gross reveriues
in excess of $20,000,000. The lease is now in its 14th year with 31 years remaining on initiat term. In the first 6 months of 2014, the
gross sales were reparted to be almost $8.0 million, which would track to a $15.5 to $16.0 million annual gross revenue projection for
the year. in addition to the aforsmentioned contract ground rent to the City of Miami by the tenant, Jungle sland, the City is abligated
to pay the greater of two annual payments to the Board of Trustees of the Internal improvement trust Fund of the State of Florida the
amount of $26 250 each, OR, the cumulative total of 0.64% of annual gross ticket sales at Jungle Isiand; 0.225% of annual gross
banquetirestaurant food revenues; and, 0.3% of annual gross retail/gift/concessions sales.

CBRE
17



RETAIL COMPARABLE No. 13

Bayside Marketplace - Ground Lease

Location Data

Location:

County:
‘Farcel No;
Atlas Ref:

Physical Data

401 Biscayne Boulevard

Miami, FL 33132
Miami-Dade
01-0100-000-D525

Type:

Lifestyle Center

Gtoss Leaseable Area: 328,413 SF
Year Built; 1987 D= ST
Exterior Walls: Concrete Block Lease Data
Concflition: Average Ocoupancy.:
Parking: Structured Garage Local: 100%
Anchors: Overall 100%
Bayside Marketplace 311,413 SF - .
(GGP) Typical Size: 328,413 SF
Proposed Expansion 17,000 SF Term: 1188 Months
Base Rent PSF: $10.70
Rent Escalations: % Rent on Gross Revenues
Basis: Absolute net
Expense Pass-Thru: N/A
Anchor Tenant GLA: 328,413 SF Free Rent:
Local Tenant GLA: 0 SF Tenant improvement:
Total GLA: 328,413 SF Leasing Agent:
Phone No.:
Survey Date: a4
Recent Leases
Date Size (SF) Tenant Rent (PSF).| TI(PSF) | Free Rent Escalation Term (Yrs)
(Months)
8/24/2014 569,634 |Bayside Marketplace 36,17 0 +15% of Gross 99.00
{GGP) Revenues with
Breakpoint
8/23/2014 328,413 |Bayside Marketplace $10.7C 0 +15% of Gross 99.00
Revenues with
Breakpoint

I
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RETAIL COMPARABLE No. 13

Comments .

This comparable rental represents the renegotlated ground lease between the City of Miami and General Growth Properties (GGP) for
the 13.077-acres of Biscayne Bay front-land that was improved with a 311,413-SF lifestyle center/festival marketplace including
restaurants, food eouirt, kiosk/carts, temporary tenants, waterfront dining and marina. The prior existing Bayside l¢ases had
approximately 46 years remaining on term. The new leases have been extended for by 53 years for a total of 99-years going forward.
This includes a lease for an existing 1 200-space parking garage support on an adjacent 3.77-acres. The new lease was approved by
‘the City Commission in June and by volers in August, 2014, As part of the lease negofiations, the city will receive a one-time payment
from GGP of $10 million, plus 3% of the first $125 million in-refinancing for a total payment of $13,75 million. The new leases increase
the allowable height and square footage needed to build SkyRise Miami and the added parking to accommodate the anticipated
increase in visitors, The yearly minimum guaranteed rent to the city for both the retail and parking components of Bayside
Marketplace and SkyRise Miami (1.85-acre sublease at $1,200,000 annualy) would total $3,515,082. In exchange for extending the
garage lease by 53 years and the right to build more parking spaces, the current annual minimum base rent of $10,000 would increase
to $916,920 ($5.68-PSF for 3.77-acre existing garage site) and the perceniage rent caiculation will be changed from a percentage of
the developer's prof ts to 16% of the grass revenues abave a breakpomt of $6,112,800.

The lsase between the c1ty and Bayside also. has a Mlnonty Parhcupatlon Agreement, with the creation of a foundahon to administer
loan guarantee programs for venture capital loans to minority business enterprises, create a vocational/educational scholarsh:p fund
for minorities and provide technical assistance and resourees to local community development corporations engaged in economic
de\felopment of minerity business enterprises. The Miami Bayside Foundation Inc. was created as a result of the original agreement
in the early 1980s and called on Bayside to contribute the greater of 10% of the Net Income Avaitable for Distribution, as defined in the
lease, or $100,000 a year. The new lease and agreement does away with the calculation of the Net Income Available for Distribution
and reguires Bayside io make an annual payment to the foundation of $350,000, with annual increases of 2%. According to city

- officials, Bayside and SkyRise Miami LLC alse have each promised to contribute $100,000 a-year or a total of $200,000 to the Likerty
City Rewtaitzat;on Trust Fund, for economic development in the city's pooresi district. The final version of the new minority agreement
also specifies that at léast 50% of the renovation work would go to minorities, who would be paid $10.58 to $11.83 an hour. Bayside
agreed to seek these warkers inttially from the five area zip codes wilh the highest unemployment rates.

City of Miami residents voted to extend the existing leases from 46 to 99 years with Bayside Marketplace LLC, conditioned on the
increased lease payments to the Gity, the promise of a minimum of $27 million in improvements to Bayside, increased parking,

. increased confribution o the minority foundation, and development of the privately-funded 1,000-foot tall observation tower, a.k.a.
SkyRise Miami. SkyRise Miami is 2 $400 million proposed observation tower and tourist atiraction site planned at the tip of the
marina pier. The tower will be a hair-pin shape with observation decks, an upscale restaurant, a ballroom and a high altitude thrill ride
attraction. The tower height is permitted by a Class 2 Permit zoning approval that is grandfathered in and was adopted prior to Miami
21 regulations.

It was projected by Berkowitz Development Graoup that 3.2 million visitors a year to SkyRise Miami, which would make it the largest
attrsiction in South Florida and fifth largest in Florida. Berkowitz Development is also responsibie for relocaiing utility lines and
reconstructing catwalks & slips that support the marina at a cost budget of $10 million. The targeied opening for SkyRise is fate 2017.
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Property Information

Faolio:, 04-3231-055-0020

Property Address: 400 NE BST

Owner MIAMI-DADE COUNTY
' GSA RIE MGMT

Mailing Address

111 NW 1 8T STE 2460
MIAMI, FL33128-1929

Primary Zone

8002 PARKS & RECREATION

Primary Land Use

B0OB6 VACANT GOVERNMENTAL :

Generaled On : 9/17/2014

School Board, City, Regional).

Note: Not all benefits are applicable to all Taxable Values (i.e. County,

EXTRA FEA OTHER THAN
PARKING

Beds / Baths { Half 0/0/0
Floors D
Living Units 0
Actual Area 0 Sq.Ft
Living Area 0 Sq.Fi
Adjusted Area 0 So.Ft Taxable Value Information
Lot Size 120,485 S¢.Ft 1 2014 2013 2012
Year Built 0 County

Exemption Value 57,320,272 $6,654,793 6,656,140
Assessment Information {Taxable Value $0 50 50
Year ' 2014 2013 2012| |School Board
Land Value $10,843 650 56,626,675 $6,626,675| |Exemption Value $10,871,470 $6,654,793 56,656,140
Building Value 30 $_0 301 |Taxable Value 30 50 30
XF Value $27,820 $28,118 $20.465| |city
Niariot Value. 10871470 6654703  $6.655,140| |Exemplion Value §7,320272] 8,654,793  $6,656,140
Assessed Vaiue $7,320,272 $6,654,793 $6.656,140{ |Taxable Value $0 $0 %0

: Regional

Benefits Information Exemption Value $7320272]  $6.654.793] 56,856,140
Benefit Type 2014 2013 2012] |Taxable Vatue 50 %0 50
2’:: romesteed gzzeuﬁz: " §3.551.198 Sales Information
County Exemption $7,320,272| $6,654,793| $6,656,140] |Previous Safe ] F'rlcel OR Book-Page Qualificaticn Description

Short Legal Description

MARITIME ARENA

PB 154-37 T-20152
TRB

1LOT 8IZE 2.766 AC M/L
FAU 01-0100-000-G121

Thie Office of the Properly Appraiset is continually editing and updating the tax roll. This website may not reflect the mesl current informalion on recerd. The Preperly Appraiser
and Miami-Dade County assumes.no lability, see full disclaimer and User Agreement at hltp:/iwww, miamidade.goviinfo/disclaimer.asp

Version:

SRR Y . “

[0y

e WA Ra Nia VAR T
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ECONOMIC DRIVERS

MAY 2014
Expansion
RECOVERY
At Risk
Moderating Recession

In Recession

STRENGTHS
Strong ties to Latin America.
Luxury status attracts international capital
International trade poised to accelerate.
Well-developed shipping and distributicn
infrastructure.

WEAINESSES
High household debt burden.
Congested roads and airport.
Industrial structure that leaves economy
susceptible to business cycle downturns,

»

»
»

S gy
L owest=384

UPSIDE
Interriational ties boast construction, finance and
trade by more than expected.
Cemmercial development and transit hub shift
MIA's growth path upward.
Stronger population growth.

DOWNSIDE
Foreclosures undermine house prices.
International immigration is weaker,
Dollar strengthens, restraining international
tourism.

Recent Performance. Miami-Mjami Beach-
Kendall is recovering, but low-income jobs are
leading growth, keeping the economy from get-
tirig fully back on track. Low-paying positions In
haspirality and retail such as those ar the recently
expanded Dadeland Mall make up less than one-
fifth of all jobs in MIA but account for one-third

g of the total created over the last year. Although

total payroll employment is at an all-time high
and rising 4t a healthy 3% per year, household
eraployment remains below its prerecession peak
and is inching shead only slowly. This ditfer-
ence suggests that more workers are employed
in muldple part-tinie jobs and are being double-
counted in the payroll survey. However, relief
is coming to the atexs underemployed worle
force, especially its builders and contracrors. A
sustained recovery in honsing and massive new
development projects shonld spark a robust jobs
recovery in the inrermediate term,

Housing. MIA is enjoying a widespread re-

B covery in its housing mailet, and this growth
| will continue. According to the Miami Associa-

tion of Realtors, sales and the median house price
increased. in June by 9.5% and 6%, respectively,
over last year. Both galns slightly sarpassed the
statewide pace. House prices in MIA have risen by
59% since they rouched their lowest point in the
frst quarter of 2011, with prices in the poorest
ZIP codes rising more quickly during thar time
than prices in the wealthiest areas, Rising house
prices contiibure to economic growth by creating
wealih, encouraging consumer spending, and en-
abling labor force mobility as fewer homeowners
are tied down by underwater mortgages. The local
housing recovery will continue 1o reach every cor-
ner of the region, bur it will rake another decade
of steady gains before homeowners regain all of
the haine equity lost during the Great Recession.
Transit hnb, Transpertarion enhancemenrs
have the potential to spur new development

1113 1048 1041 1044 1067 1083 Gruss metro product (c09$ b:l) 1093 M5 M8 TB5 1165 6T
Cl37nmg w07l 030 o220 A5 L Shehange ol 097 200 0 21 180 08 02
10474 9886 9851 1,0075 10315 10583 Total employment (ths) 10876 11116 3138 1,158 T16BY 11721

U8 Ee 23 2 260 ; "% change | R 3 S 1 RN N- Rl /X R -
6.3 113 12.4 3 85 8.4 Unemployrnent rate (%) e 6.7 58 51 4.6 4.6

LlBIEe AT 6L 28 3.4 .7 Personal income growth {%4) . B SN - MR 3 B! X (Y = B 7

44.0 412 405 40.6 415 431 Median household income [S ths 447 464 487 49.8 5.2 52.4
24361 "ZA4639 25048 25667 25927 280WZ . “Poputation (ths) - 26304 26508 26778 < 27180 2762328057

0.8 it 17 25 1.0 0.5 ' % change 0.5 08 1.0 1.5 16 1.6

G 84, 2T TA8E 0 13T 0 g © Netmigration{ths) - . T8 T88 607 294 0 U334 329

1,086 624 a41 962 1,819 2,266 Single-family permits (#) 2143 4,299 §,413 6887 6,471 6,258
2388 - 2262 1,656 3,250 D50 - -Multifarilypermits (#) 6127 7655 9,086 82937 7709 . 7626

2871 194 a 1859 1716 1930 234.8 Existing-home price (§ ths) 2565 2662 2743 2806 2882 2967

and boost the areas prowth prospects. An
enormous train depot is under development in
dewnrown MIA. Developers say chat the train
statian, which will provide a link with MIA’
inrercity rail system, will support 2,100 con-
‘structen jobs and 400 permanent positions.
All Aboard Florida, the group that is planning
te build the $2.3 billion passenger railway
linking South Florida with Cental Florida by
2017, recently unveiled plans for its terminal
in the metro division, which will be the sys-
tery’s crown jewel. The train system will give
tourists in Orlando more convenient access to
MIA, creating miore [ocal jobs and income in
leisure and hospitaliry,

Miami Worldcenter. Commercial develop-
ment also enhances MIAs prowth potential.
Developers recently submited plans to the City
of Miami for the first phase of the multibillion-
dollar 30-acre Miami Wotldcenter developiment.
The early phase will support 19,500 wmporary
construction jobs and 14,000 permanent posi-
tions, This mixed-use project will accelerare the
transformarion of the central business district
from a nine-to-five downtown to a more vibrant
24-hour community, and further rejuvenare
population growth in the city's care. The projece,
which will break ground in the fourth quarrer,
will eventually include an 1,800-room Marri-
att Marquis hotel, 1 millian square feet of rerail
space anchared by Bloomingdale’s and Macyss,
and 1,000 residential units.

‘In the near term, Miami-Miami Beach-Ken-
dall will grow in line with the nation thanks to
strength in construction and distribution and
the metro division’s international linkages.
Over the forecast horizon, MIA% international
ties, coupled with infrasteucture expansion,
will enable it to outpesform the nation,

Kiwame Donaldson 1-866-275-3266

July 2014 Felp @econamy.com
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PREC!IS® U.S. METRO SOUTH ¥ Miami-Miami Beach-Kendall FL

E'rnployment change, ths

Unemployment fate; %

Labor force participation rate, %

ﬁEmp!uyment-to popuiatlon ratio, % ;

Average waekly hours, #
idistriat pmduc’uon, 2{)07-100 :

Residential pe:mits single- famjly,

Resu:lential perHiilts, mult:famlly,

% CHANGE YRAGQ, 3-MO MA
10 L .
5 s o - 0Ct13 - Feb 14 cjun 14
T i Total 2.4 29 31
0 T NN g _Constryction 10.2
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AT A Information 12
20 _Finar R -
| ] ] ) Prof & Business Svcs. 48
25 : ! ! ! ! Edy & Health Svcs. 1.0
10 " 12 13 14 i ejsure & Hospitality 3.5
= (S OVEINIMENE w Goods producing QthefServices . 25 9.
== Private services | Government -1 -0.5
Saurces; BLS, Moody's Aralytics Sources: BLS, iMoody's Analytics
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PRECIS® U.S. METRO SOUTH Miami-Miami Beach-Kendall FL

TOP EMPLOYERS
Baptist Health Systems of Southern. Florid:

plix Supe:markets Inc,

Miami-Dade Community College
ATET

Wellé Fargn & Cu
Amerll:an Sales & Management
Macy s of Florida

Miarni Chiidren’s Hosplta!
Royal Caribbean Intl, fCelebrityCruise
Mount, Sinai Medical Center
JPMorgaq Chase &Co,
Power &!_lght Co. i
Florida international Unlversjty
Carpival Cruise Lines

Winn-Dixie Steres inc.

HCA
Veterans Affairs Medical Center

Sourcey: Guide to Military Installations, 2011, South Florida Business
Jjournal, 2014, The Beacan Conngil, April 2007

PUBLIC

i Due toU S, ﬂu;;tuatlons

EMPLO MENTVOLATILITY
Relatwe i U Sf

Sources: Percent of total employment —

fFederal
State )
Local e ‘77”71702,502‘__ : )
2013 BB Mot duetoUS: Elpuelots.
COMPARATIVE EMPLOYMENT AND INCOME
Sector %-of Total Employment Average Annual Earnings
MIA FL u.s. MIA FL us.
. 00% 01%  0.6% $54,443 434,364 $126,685
3.2% 49%  43% 52,500  §46,660 $5B,586
Tyaw Az B8 3526 865954 S77169
56.3% 66.8%  62.8% nd 369,307 87
Nandurable 37w 332%  372% nd 359,698
Transportation/Utilities 60%  33% 3,7% 458,835 §53187
Wholesale Trade  B9% 42%  42% sT7gR2  $74,743
Retall Trade T131% B3%  1NI% 34845 532,029
Informatlon 17% 1.8% 2.0% 584,272 574,962
Actwities . GB% TTeew 430852 $33]45 347,

. and Bus. Services 13.9% $50,986 449 '
Educ and Health Services 15.4% 549,846 550,073 551,543
Leisure and Haosp. Services 119% . 10.4% 532,275 $27,442 522
cher Services 4A4% 4.0% $23,803 $28,785 533,733
Government 132%  142%  160% §75,476 568,543 $71,78]

437

38

33z

] | ] ) H |

1 1 1 H 3 T

Sources; BEA, Moody's Analytics

07 08 0% 10 11 12 13

BLS, MoodysAnalyncs 20713, Average anpual earnings— BEA, Moody’s Analytics, 2012

HIGH-TECH
EMPLOYM ENT

INTO MIAME FL NUMBER
OF MIGRANTS
Fort Lauderdale, FL 24 398
“New York, NY 00 4,588
Tampa, FL 3,895
\West Palm Beach, FL. © AT
Orlando, FL 3,482
" Atianta, GA - . 2407
Cape Coral, FL 1,880
‘Jacksonville, FL, - 275
Naples, FL 1,060
LosAnpgeles, CA ™ 042
Total in-migration 86,376
FROM MIAMI, FL
fort Lauderdale, FL 30,191
West Palm Beach, FL RRI-V (o V:d
New Yark, NY 3,575
Oflandd, FL - - 3,444:
Tampa, FL 3137
Atlanta, GA: " 2,338
Cape Coral, FL 1588
“Washingtan, DG 2 SIRTH083
Jacksonvilte, FL _ 1,062
Houstan, TX = iA,055 ¢
Total out-migration 81,778
Net migration 4,598

NET MIGRATION #

0
10 11 12 13
2000 2011 2012 2013
Domestic _ -6275 18,805 -17618 -21,064
Foreign 33,403 729,809 31283 32104
Total 57723 4B514 13,665 11,040

Sourres: IRS {top), 207, Census Bureauy, Moody's Analytics

Location Employees’

Quntient (ths)
2 ) 1

ral_Government

i

.ZThs :,
:.,.MiA.. Lo
S AZADLAT

e

us.

Source: Moody's Analytics, 2073

.Depos;turycredltmterme ia -149
¢ WW____analGnvernmeni 0.9 101.7
HOUSING-RELATED o 6221 General medical and surgical hospitals 13 442
EMPLOYMENT Z StateGovernment
Scheduled air transportation
% of tutal

Source: Moady's Analytics, 2074
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About Moody’s Analytics
Economic & Consumer Credit Analytics

Moody's Analytics helps capital markets and credit risk management professionals
worldwide respond to an evolving markeiplace with confidence. Through its team of
econormists, Moody's Analytics is a leading independent provider of data, analysis,
modeling and forecasts on national and regional econornies, financial markets, and
credit risk.

Moody's Analytics tracks and analyzes trends in consumer credit and spending, output and income, mortgage activity,
population, central bank behavior, and prices. Qur customized models, concise and timely reports, and one of the largest
assernbled financial, econormic and demographic databases support fitms and policymakers in strategic planning, product
and sales forecasting, credit risk and sensitivity management, and investment research. Our customers include multinational
corporations, governments at all levels, central banks and financial regulators, retailers, mutual funds, financial institutions,
utilities, residential and comnercial real estate firms, insurance companies, and professional investors,

Our web periodicals and special publications cover every U.S. state and metropolitan area; countries throughout Europe,
Asia ahd the Americas; the world's major cities; and the U.S, housing market and other industries. From our offices in the U.5,
the United Kingdom, the Czech Republic and Australia, we provide up-to-the-minute reporting and analysis on the world’s
major ecanomes.

Moody's Analytics added Economy.com fo its portfolio in 2005. Now called Economic & Consumer Credit Analytics, this
arm is based in West Chester PA, a suburb of Phitadelphia, with offices in London, Prague and Sydney. More information is
available at www.economy.com.

© 2014, Moody's Analytics, Inc, and/or its licensors and affiliates (together, “Moody's"). All rights reserved. ALL INFORMATION CONTAINED HEREIN
1S PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION. MAY BE COPIED OR OTHERWASE REPRODUCED, REPACKAGED, FURTHER
TRANSMUTTED, TRANSFERRED, DISSEMINATED, REDISTRIBUTED OR RESOLD, OR STORED FOR SUBSEQUEMNT USE FOR ANY PURPQSE, IN WHOLE
OR IN PART, IN ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER, BY ANY PERSON WITHOUT MOODY'S PRICR WRITTEN CONSENT,

All information contzined herein & obtained by Moody's from sources believed by it to.be accurate and refiable. Because of the possibility of human
and mechanical error as well as other factors, however; all information contained herein is provided "AS i5* without warranty of any kind. Under no
clrcsmstances shall Moody's have any liability to any person or entity for (a) any iess or damage in whole or in part caused by, resulting from, or
relating te, any error {negligent or otherwise) or other circumstante or contingency within or cutside the coatrol of Moody's or any of its directors,
officers, employees or agents in conrection with the procurement, coliection, compilation, analysis, interpretation, communication, publication or
delivery of any such information, or (b) any direct, indirect, special, consequential, compensatary or incidental damages whatsoever {including without
imitation, lost profits), even if Moody's Ts advised in advance of the possibility of such damages, resulting from the use of ar inability to use, any such
information. The financial reporting, analysis, projections, observations, and other information contained herein are, and must be construed solely as;
statements-of opinion and not statements af fact or recommendations to ourchase, sell, or hold any securities. NO WARRANTY, EXPRESS OR IMPLIED,
ASTO THEACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPGSE OF ANY SUCH ORINION OR
INFORMATION 1S GIVEN QR MADE BY MOODY'S IN ANY FORM OR MANNER WHATSOEVER. Fach opinicn must De weighed solely as one factor

in any investment decision made by or on behalf of any userof the infarmation-contained hereiri, and each such user must accordingly roake its own
stizdy and evaluation prior to investing.
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QUALIFICATIONS OF THE APPRAISER

QUALIFICATIONS OF

STUART J. LIEBERMAN, MAI
Vice President
Retail, Office, Industrial & Multi-Housing Specialist

CBRE, Inc., Valuation and Advisory Services
777 Brickell Avenue, Suite 910
Miami, Florida 33131
(305) 381-6472

stuart.lieherman@chre.com

EDUCATIONAL

BA, Political Science, University of South Florida, Tampa, Florida - 1985
Appraisal Institute, American Institute of Real Estate Appraisers, Society of Real Estate Appraisers and
Florida Real Estate Commission core courses, electives and seminars
LEED for New Construction Technical Review Workshop — October 11, 2007

PROFESSIONAL LICENSES/CERTIFICATIONS

Registered Real Estate Broker — Associate - State of Florida BK - 0477878
Certified General Real Estate Appraiser — State of Florida RZ - 1074

PROFESSIONAL AFFILIATIONS

MAI, Designation No. 12003

APPOINTMENTS

Present Treasurer, North Orchard ot Forest Ridge Home Owners Association
EMPLOYMENT EXPERIENCE

Real Estate Appraisal and Conisulting experience throughout the State of Florida and in the Caribbean.

2005 to Present CBRE, Inc., Valuation & Advisory Services Miami, FL

1995 to 2005 American Realty Consultants, Inc. Davie, FL

1986 to 1994 Clobus Valuation Co., Inc. Fort Lauderdale, FL
1984 M.J. Saxon & Associates Plantation, FL
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QUALIFICATIONS

QUALIFICATIONS OF

JAMES E. AGNER, MAI, SGA, MRICS
Managing Director ~ Florida/Caribbean
National Director - Net Lease Valuation Group
National Director ~ Golf Valuation Group

CBRE, Inc., Valuation and Advisory Services
777 Brickell Avenue, Suite 710
Miami, Florida 33131
(305) 381-6480

EDUCATIONAL

BS, Marketing, Florida State University, Tallahassee, Flotida - 1981

Rea] Estate Major, Florida Atlantic University - 1984

Appraisal Insfitute
Appraisal Institute Courses 1A and 1B. Attended numerous educational seminars sponsored by the
Appraisal Institute including Standards of Professional Practice, Market and Feasibility Studies for
Shopping Centers, USPAP Florida State Law, Public Safety and Property Values and Real Estate
Valuation in the Appraisal Industry.

LICENSE(S)/CERTIFICATION(S)

Registered Real Estate Broker-Salesman; State of Florida (No. BLO404088)
Certified Generql Appraiser; State of Florida (No. RZ382)
Certified General Real Property Appraiser; State of Georgia {No.345321)

PROFESSIONAL

Appraisal Institute - Designated Member (MAI), Certificate No. 7791 (1988)
South Florida Chapter of Appraisal Institute Board of Directors (Past Director)
Society of Golf Appraisers — Designated Member (SGA) — 2005
Royal Institution of Chartered Surveyors - Designated Member (MRICS), Cert, No. 7505662 (2014)

Quaglified Expert Witness
Circuit Courts - State of Florida
United States Bankruptcy Courts

EMPLOYMENT EXPERIENCE

Thirty-three years of Real Estate Appraisal and Consulting experience throughout the State of Florida and
in the Caribbean.

1995-Present CBRE, Inc. - Miarmi, FL
Valuation and Advisory Services — Managing Director Florida/Caribbean

4/95 to 10/95 Coastal Appraisal Services Naples, FL

1985 to 1995 Quinlivan Appraisal & Consulting South Miami, FL

1984 o 1985 Raymand Kaiser Engineer Ft. Lauderdale, FL

1981 {0 1984 Florida Dept. of Transportation Ft, Lauderdale, FL
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STATE OF FLORIDA
DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION
FLORIDA REAL ESTATE APPRAISAL BD 850-487-1395

1940 N. MONROE &5T.
TALLAHASSEE FL 32399-0783

AGNER, JAMES E
13900 NW 20TH STREET
PEMBROKE PINES FL, 33028

BYATE OF FLORIDA AC# " &% g?%ﬁ

DEPARTMENT OF BUSINESS AND
¥/ PROFESSIONAL REGULATION

Congratulations! With this license you become one of the nearly one million
Flaridians licensed by the Department of Business and Professional Regulation,
Qur professionals and businesses range from architects to yacht brokers, from
boxers to barbeque restaurants, and they keep Florida's economy strong.

RZ382 ©.09/11/12 128076619
Every day we work to improve the way we do business in order to serve you better. | S T s
For information about our services, please log anto www.myfloridalicense.com. | CERTIFIED GENERAL APPRAISER

There you can find mere inforimiation about our divisions and the regulations that AGNER, JAMES :E-
impact you, subscribe to department newsletters and learn more aboul the R
Department's initiatives,

Our mission al the Department is: License Efficiently, Regulate Fairly. We
gonstantly strive to serve you better so that you can serve your customers,

- ; : . s . . 5 T 1 7, 4 !
Thank you for doing businiess in Florida, and congratulations on your new license! I8 CERTIFIED under the provisions of ch. 475 ¥

Expiration dates MOV 30, 2014 12091104179

e AR AL B

CF 5357384 STATE OF FLORIDA
DEPARTMENT OF BUSINESS AND PROFESSIONAL REGULATION

FLORIDA REAL ESTA?E APPRAISAL BD SEQH# 112081104175
D N LI CENCL NOR
09/11/2012 [128076619 |RZ382 .
The CERTIFIED GENERAL APPRAISER
Named below I8 CERTIFIED G S
Under the provisiocons of Chapter: 475 F¥8. - - . .-~
Expiration date: NOV 30, 2014 o e
AGNER, JAMES E
777 BRICKELL AVE
SUITE 910
MIAMI FL 33131
RICK 8COTT 'flL KEN LAWSON

GOVERNOR SECRETARY
_DISPLAY AS REQUIRED BY LAW :




MEMORANDUM

(Revised)

TO: Honorable Chairman Jean Monestime DATE: May 19, 2015
and Members, Board of County Commissioners

FROM.: R.A. C‘ vas, Jr. SUBJECT: Agenda Item No. g(p)(3)

County Attorney

Please note any items checked.

“3-Day Rule” for committees applicable if raised
6 weeks required between first reading and public hearing

4 weeks notification to municipal officials required prior to public
hearing

Decreases revenues or increases expenditures without balancing budget
Budget required
Statement of fiscal impact required

Ordinance creating a new board requires detailed County Mayor’s
report for public hearing

No commitiee review

Applicable legislation requires more than a majority vote (i.e,, 2/3’s ___,
3/5’s , Unanimous ) to approve

Current information regarding funding source, index code and available
balance, and available capacity (if debt is contemplated) required
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Approved Mavor Agenda Item No. 8(F)(3)
Veto 5-19-15

QOverride

RESOLUTION NO.

RESOLUTION RESCINDING ADMINISTRATIVE ORDER 8-5
RELATED TO PERMISSION TO CONDUCT PRIVATE
BUSINESS ON PUBLIC PROPERTY; APPROVING
IMPLEMENTING ORDER 8-5 RELATED TO PERMISSION TO
CONDUCT PRIVATE BUSINESS ON PUBLIC PROPERTY
AND ESTABLISHING A FEE SCHEDULE FOR PARCEL B;
AND AUTHORIZING COUNTY MAYOR OR COUNTY
MAYOR’S DESIGNEE TO EXERCISE ANY AND ALL
RIGHTS CONFERRED THEREIN
WHEREAS, this Board desires to accomplish the purpose outlined in the accompanying

memorandum, a copy of which is incorporated herein by reference,

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY
COMMISSIONERS OF MIAMI-DADE COUNTY, FLORIDA, that this Board rescinds
Administrative Order 8-5 and approves Implementing Order 8-5 related to permission to conduct
private business on public property and establishing a fee schedule for use of Parcel B, in
substantially the form attached hereto; and authorizes the County Mayor or County Mayor’s
designee to exercise any and all rights conferred in the Implementing Order.

The foregoing resolution was offered by Commissioner ,
who moved its adoption. The motion was seconded by Commissioner
and upon being put to a vote, the vote was as follows:

Jean Monestime, Chairman
Esteban L. Bovo, Jr., Vice Chairman

Bruno A. Barreiro Daniella Levine Cava
Jose "Pepe” Diaz Audrey M. Edmonson
Sally A. Heyman Barbara J. Jordan
Dennis C. Moss Rebeca Sosa

Sen. Javier D. Souto Kavier L. Suvarez

Juan C. Zapata
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Agenda Item No.  8(F)(3)
Page No. 2

The Chairperson thereupon declared the resolution duly passed and adopte.d this 19™ day
of May, 2015. This resolution shall becofne effective upon the earlier of (1) 10 days after the
date of its adoption unless vetoed by the County Mayor, and if vetoed, shall become effective
only upon an override by this Board, or (2) approval by the County Mayor of this Resolution and
the filing of this approval with the Clerk of the Board.

MIAMI-DADE COUNTY, FLORIDA
BY ITS BOARD OF

COUNTY COMMISSIONERS
HARVEY RUVIN, CLERK

By:
Deputy Clerk

Approved by County Attorney as C o
to form and legal sufficiency. _ﬂ.

Geri Bonzon-Keenan



1.0. No.: 8-5
Ordered: 42{7/99
Effective: 124499

MIAMI-DADE COUNTY
IMPLEMENTING ORDER

PERMISSION TO CONDUCT PRIVATE BUSINESS ON PUBLIC PROPERTY AND FEE
SCHEDULE FOR PARCEL B

AUTHORITY:

Section-4-02 of the Miami-Dade County Charer. Sections 1.01 and 2.02 of the Miami-
Dade County Charter: Section 21-29.1 of the Miami-Dade County Code—Chapter125.38
efthe Florida Statutes:

SUPERSEDES:

This Administrative—Implementing Order supersedes-previeus Administrative Order No. 8-5,
ordered and—effective -December—39—1989 December 7, 1999 and effective December 17,
1999,

POLICY:

The Miami-Dade County Code provides that "It shall be unlawful for any person, firm,
corporation or other legal entity to engage in any private business, commercial activity, or to
undertake to provide any service for compensation, or to advertise or display merchandise, or
to transact any business for profit, or to solicit business, on any property or facilities ownhed or
operated by Miami-Dade County without first obtaining a permit, concession, lease, or other
authorization in writing approved or authorized by Board of County Commissioners. A County
occupational license shall not authorize any person, firm, corporation or other legal entity to
engade in any of the prohibited activities on County property or facilities."

PURPOSE:

The purpose of this Implementing Adwministrative Order is to provide for a specific
administrative process whereby permits to conduct private business on County property may
be applied for and approved. Concessions, leases and other types of contractual agreements
are normally authorized through a competitive process and their issuance is not addressed in
this Administrative Implementing Order. The permit process outlined herein is not intended
in any way to diminish the County's long-established competitive bidding process.
Additionally. this Implementing Order establishes a daily fee schedule for the County’s Parcel
B property, located at 400 N.E. 8th Street, Miami, Florida, ("Parcel B") whereby the
appropriate daily fee wil_be made payable to Miami-Dade County, Internal Services
Department (ISD), or the successor department, upon the approval of any and all permits or
licenses for the use of Parcel B.

PROCEDURE:

Persons or firms desiring to conduct private business on County property shall make
application to the department director who is responsible for the property of interest. If the
applicant is unclear as to the responsible department or if the property falls under the
jurisdiction of more than one department, the request should be made directly to the
County Manager Mayor or County Mayor's designee. All requests for use of Parce| B should
be made directly to the director of the Internal Services Department (ISD).
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Department directors shall be responsible for preparing and distributing appropriate
application forms; said forms, should requestirg, at a minimum, the information below:

» Name of organization, firm or individual
» Mailing address
* Represented by
= Phone Number
= Description of intended use, type of business or scope of operation
» County facility/property requested for proposed activity
= Period of requested use, including dates, days of the week and hours of the day
« Not-for-profit status of organization. If not-for-profit, state the intended uses of the
proceeds from the permitted activity.
« Completed and executed disclosure form required by Section 2-8.1(d) of the County
Code
- Estimated costs for County services:
o Rental Charge
o Utilities
o Maintenance/Clean-up
o Security
o Administrative Support
o Other (including lost revenue)
= Description of any restrictions on the manner of use of County facility/property

» Signed statement acknowledging that the applicant has obtained all required
licenses, permits and insurance as required by law, code, etc., and will indemnify and
hold the County harmless for any liability arising out of negligence on the part of the
permit holder {(contact GSA/ the ISD Risk Management Division; for advice—and

assistance, if necessary-appropriate insurance requirements).

A completed copy of the above information and the department director's recommendation
must be submitted for approval to the County Manager Mayor or County Mayor's designee,
except for permits issued pursuant to a blanket-type approval.

APPROVALS:

Each request shall be considered in terms of 1) the benefits and advantages accruing to
Miami-Dade County; 2) the compatibility of said business with the normal operations and
purpose of the property, 3) the nature and the magnitude of the activity and whether a
concession, lease or other authorization would be more appropriate; and 4) the desirability of
the proposed activity as it relates and contributes to the economic and social well-being of the
community; and 5) that the organization seeking approval is in good standing with the County.
Under no circumstances, however, is the County obligated to issue a permit.

Upon receipt of a person's or firm's application, the department director shall enter a
recommendation and forward a copy of the department’'s completed application form to the
County Manager Mayor or County Mayor's designee. Approved permits {ferm—1056-01-3;
Permit-to ConduetPrivate Business—or County- Property} or rejected applications will be

returned to the department director who shall notify the permit applicant of the final action.
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PERMITS:

Permits shali be issued for a specific time period not to exceed one year in duration, are non-
transferable, and may be revoked at any time at the discretion of the department director.
Each permit holder shall keep a copy of the approved permit at each business site. A
master file of all permits shall be maintained by the County Manager Mayor or Gounty
Mayor's designee.

BLANKET PERMITS:

To facilitate the issuance of permits at events hosted by the County in which a
number of vendors may be involved, departments may request authorization from the County
Marager Mayor or County Mayor's designee to allow department directors to directly issue
vendor permits for those events. The request for authorization shall be by memorandum and
sample permit form identifying and detailing the event, dates, estimated number of types of
vendors, and the terms and conditions that will apply to the vendors at the event. A listing of
the vendors issued permits is to be sent to the County Marage+ Mayor or County
Mayor's designee upon termination of the event. All permits shall expire at the termination
of each event and may not carry forward to future events.

EXTENSIONS:

Permits to conduct private business on County property or at a County facility, other than
those specifically exempted in the section below, may be renewed once,_for a one-year
period, upon approval by the County Manager Mayor or County Mayor's designee. If a person
or firm wishes to continue to conduct private business on County property after the renewal
period has expired, a concession or, lease, or other contractual arrangement is required. The
County will follow competitive procedures prior to awarding any concession, er lease, or other
contractual arrangement, where applicable. Notwithstanding the foregoing, if the County has
issued a solicitation but has not issued a final award for the lease, concession or other
contractual arrangement prior to the expiration of the one-year renewal period, then the
County Mayor or County Mayor's designee may authorize a permit's term to continue for a
time period not to exceed one additional year on a month-to-month basis until a concession,
lease, or related contractual agreement is awarded through a competitive process.

COST RECOVERY:

It is the County’s policy to recover all costs associated with the private use of county property.
Examples of said costs inciude property rental charges, utilities, maintenance, security, clean
up, and administrative overhead. Lost revenue may also be considered a cost. In addition,
the County may require, as a condition of granting a permit, a share of the anticipated
revenues of the permitted activity.

The waiver of any or all costs accruing to the County from the use of County property shall be
the sole prerogative of the bBoard of County Commissioners.

EXCEPTIONS:

If the permit is for 14 or fewer consecutive days per year, or 15 or fewer consecutive
weekends per year, or other similar configuration of days or weekends, it shall be considered
to have been issued for a “limited time period” and shall be renewable without limit at the
County’s discretion,

In situations where the County routinely issues permits to all legitimate applicants wishing to
conduct business at a specific location, where it is clearly evident that the services and
products are being provided competitively, the County may, at its discretion, renew said

1



permits indefinitely without requesting bids and proposals. Examples of such permits include
the permission given to various vendors to provide goods and services to the airlines and
shipping lines that use County facilities.

Other permits which may be renewed without limit at the County's discretion include those
issued to:

1. Permitsissued-to pPersons or firms engaged in fundraising activities which are
specifically organized for the sole purpose of promoting community interest and

welfare may-be renewed-withoul-limit-at-the Countys-discretion; or

2. Other governmental organizations or state political subdivisions; or

3. Not-for-profit youth, adult and senior cultural, conservation and parks and recreation
program service providers; or

4. Entities maintaining County property, including grove maintenance and harvesting.

PARCEL B DAILY FEE SCHEDULE*:
Below is the daily fee schedule for use of Parcel B. These fees will increase each October 15t
by the Consumer Price Index for All Urban Consumers (CPI-U). For any event on Parcel B
that does not fall into the categories listed below, the County Mayor or County Mayor's
designee will apply a fee that is_consistent with the fees listed below based on the scope of
that event relative to these categories:

Carnivals

Deposit $5,000

Daily Special Use Fee $18.000 (includes sales tax)
Private Parties

Deposit $2.000

Daily Special Use Fee $2.500 (includes sales tax)
Concerts

Deposit $5.000 ‘

Daily Special Use Fee: $36.000 (includes sales tax)
Staging for Circus

Deposit $5,000.00

Daily Special Use Fee: $1,300.00 (includes sales tax)
Staging for Concerts - Only applies to AAA events. Parking only allowed on gravel.
Deposit $2.000

Daily Special Use Fee: ' $1.100 (includes sales tax)

Valet Parking - Only applies to AAA events. Parking only allowed on gravel.

Deposit $2,000
Daily Special Use Fee: $4.000 (includes sales tax)

*The fees above are per diem fees. For example, if Parcel B is utilized for a two-day concert,
the use fee equals $36,000 x 2 = $72 000
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Application for, and approval of, use of Parcel B through a Permit shall be subject to all-of the
aforementioned procedures and policies in this Implementing Order. The Arena Agreements
that include the Amended and Restated Management Agreement; Amended and Restated
Miami Heat License Agreement. Amended and Restated Assurance Agreement; Amended and
Restated Management and Assurance Agreement Guaranty; Amended and Restated
Development Agreement; and Amended and Restated Development Agreement and Guaranty
do not grant the Miami Heat, Basketball Properties, Ltd., or their affitiates, successors and
assigns (Heat Group) exclusive use of Parcel B. If the Heat Group wishes fo use Parcel B it will
have to procure a permit through the process set forth_in this 10 or any other process permitted

by law.

Revenues received from Parcel B fees, net of operating and maintenance costs incurred by
the Internal Services Department. will be allocated to the Parks, Recreation and Open Spaces
Department for capital improvements at County parks.

This Administrative—Order Implementing Order is hereby submitted to the Board of County
Commissioners of Miami-Dade County, Florida.

Approved by the County Attorney as
to form and legal sufficiency



